PROCEEDINGS OF THE BROWN COUNTY
PLANNING, DEVELOPMENT & TRANSPORTATION COMMITTEE

Pursuant to Section 19.84 Wis. Stats., a special meeting of the Brown County Planning, Development & Transportation
Committee was held on Monday, December 16, 2019 in Room 200 of the Northern Building, 305 E. Walnut Street, Green Bay,

wi

Present: Chair Bernie Erickson, Supervisor Tran, Supervisor Deslauriers, Supervisor Dantinne, Supervisor Kaster
Also Present:  Supervisors Van Dyck, Lefebvre and Suennen, Director of Administration Chad Weininger, Extension Director

Judy Knudsen, Port and Resource Recovery Director Dean Haen, Business Development Manager Mark
Walter, Public Works Director Paul Fontecchio, Land Con Citizen Rep. Stan Kaczmarek, Airport Director Marty
Piette, County Executive Troy Streckenbach & other interested parties

il.

Call Meeting to Order.
The meeting was called to order by Chair Bernie Erickson at 6:27 pm,
Approve/Modify Agenda.

Motion made by Supervisor Dantinne, seconded by Supervisor Kaster to modify agenda to move Items 2and 3 to
the December 18, 2019 full County Board meeting. Vote taken. MOTION CARRIED UNANIMOUSLY

Comments from the Public. None.

*Public Presentation — Smith Group*
Renard Island End-Use Plan — Questions and Answers

Director of Port and Resource Recovery Dean Haen provided a background of the long history of Renard Island
which was used for dredge material coming out of the Fox River. The County began working on a closure plan
for the island when the island stopped being used in 1997. Five to ten feet of clean dirt have been put on the
island and the Corp. of Engineers built a causeway to the island. The County took ownership of the island and
causeway from the Corp. of Engineers in 2017 and then started looking at the future of the island. A work group
was created to figure out in-house what could be done in terms of fitting into the community with the neighbors
— Bay Beach, Wildlife Sanctuary, Mc Donald’s and NEW Water. The work group quickly realized they needed
professional help so they pursued a coastal management grant and were awarded $110,000. 510,000 of County
money was added and WPS, Mc Donald's, NEW Water and WPS contributed the remaining match for the grant
and Smith Group was then hired to prepare an end use plan which was completed earlier this year. After the
presentation, Haen will be looking for approval of the end use plan.

Cassie Goodwin of the Smith Group introduced Chris Anderson of Foth and together they presented a Power
Point, a copy of which is attached.

Following the presentation, Supervisor Tran had a number of concerns including who would be responsible for
security and emergency services on the island, shelter on the island that could be used in emergency situations,
the cleanliness of the water for swimming as well as if it is safe to eat fish caught off the island. Haen and
Goodwin informed that no decisions have been made as to the management of the island, but it has been
discussed that the County’s Park Department could do that. With regard to emergency services, Haen informed
that those would come from the City of Green Bay. With regard to emergency shelters, Haen informed there
would not be any buildings with basements, however there would likely be buildings with internal rooms where
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people could go. The cleanliness of the water would be the same as at Longtail and Haen pointed out that
people do swim there and the same guidelines for eating any fish caught in the Bay should be followed for fish
caught off the island and there would be signage to that affect. Goodwin also mentioned that the beaches are
likely to be more for boats and dogs than they are for swimming. The main swimming beach would be at Bay
Beach.

Haen said it is important to understand that the lakebed grant for the island was granted to Port but
recreational and active activities do not fit the mission of the port. Port is not going to be running park facilities
on the island, but it is a 55 acre asset and they want to do something with it for the good of the community.
They are here tonight to present the plan to generate some community excitement so someone takes some
ownership. Port would just lease the surface of the island.

Tran also asked if the name of the island could be changed and then bid out for naming rights. Haen said the
island is named after Clarence Renard, a former Harbor Commission President a number of years ago, but the
County Board would have the power to change the name if they so choose. Erickson said there may be ideas for
other sponsorships without changing the name of the island. Tran also asked about monitoring the drinking
water on the island to be sure it is safe and Goodwin responded that the drinking water and other utilities would
have to be run out to the island from the City. Tran also expressed cencern about rising water levels and what
the likelihood of damage to the island wood be during storms. Haen responded that a catastrophic storm could
obviously damage the island, but he noted that since the island was built in the 1970s, none of the rocks around
the island have moved.

Supervisor Lefebvre informed she has lived on the Bay for more than 40 years and there are a number of
problems with the plans presented. The beach where proposed is not a good idea and she also informed it is
likely that the proposed beach at Bay Beach will be on hald for a long time because of the current high water.
The Bay can be pretty vicious and she referenced the last weather event we had and noted that the Army Corp
of Engineers is predicting the Bay will be up anywhere between 6 - 14 inches next year and that can do a great
deal of damage. Lefebvre also referenced the stability of the island and said we need to be aware of what can
and cannot be built on the island and she referenced equipment that fell in one year. Lefebvre also referenced
the marina and said unless that area is closed off, there will be problems with silt. She feels the better use of
the island would be for nature purposes rather than building all these things. Lefebvre does not feel anyone will
go out to the island to shop after Bay Beach is closed for the year. She also mentioned that fireworks would not
be able to be lit off from the island due to nesting seagulls. These are all things she wants everyone to think
about and be aware of. She feels something low key with low maintenance is what we should he locking at.

Goodwin responded to Lefebvre by saying she brought up some good observations and noted that a lot of them
have already been discussed by the group. They did take a master planning look at a lot of the engineering type
things and this has all been reviewed by very well trained people and the masterplan does not show anything
that is unrealistic. Goodwin also noted that they had a market study in economic development analysis and
what they are showing is what they feel has feasibility.

Supervisor Deslauriers welcomed input from Lefebvre as to what she would rather see on the beach side or in
the natural areas because she knows the Bay very well. Erickson responded that these meetings have been
going on for over a year and everyane has had the opportunity to attend the study meetings. He also noted that
a lot of money has been spent on putting this plan together. Lefebvre said she would be happy to talk to
Deslauriers about this at any time.

Supervisor Kaster said some of these ideas look great. He talked about the temporary easement for the
causeway and asked if there has been any further thought on getting a permanent one. Haen said there has and
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added that he has shared this with the Mayor and City staff and their concern is that the beach on the island
does not compete with their beach. Haen assured the County will work coliaboratively with the City and he
noted that the City is currently working on a permanent easement and will grant the permanent easement as
long as the development follows the same active and passive recreational plans. Haen said the improvement
being proposed for the causeway would be to make it into a two way road rather than the current one lane
road. Erickson also talked about the causeway and the sturdiness of it.

Supervisor Dantinne noted that the entire island has sheeting around it and is surrounded by rocks. The
causeway was built very well and that is not going anywhere nor is the island. Doing something to the island
would be a great improvement to what it has been and he liked the masterplan and thanked everyone for their
work.

Supervisor Van Dyck indicated he liked the designs presented and no matter which one we would theoretically
go with, we're talking about millions of dollars. He noted that sometimes we look at things in isolation and
mentioned a number of other large projects the County is looking at and he reminded that we have to be smart
and need to look at everything going on in the County and decide where the priorities are because there is not
enough money to do every project. Of the options presented, Van Dyck liked option three, but he feels option
one is more realistic, especially because we are really looking at about a four month window of time in the
summer to make things happen. He appreciates the plan and feels it is a good starting point, but there are a lot
of other projects that need attention as well.

Erickson asked if we are locked on plan three. Haen responded that that is the final plan. Erickson said the goal
from the meetings he attended was to seek private funding so this does not cost the taxpayers anything.
Erickson would like to see this passed as more of a8 working document so people know the interest is there in
part. He feels maybe we should look more closely at plan two and then possibly incorporate some of the other
parts of the plans. There is nothing to say down the road we cannot add onto the plan. He will vote to pass this,
but with the clause that this is a living document that we can look back on since we have already invested the
time and money to have the plan put together.

Haen noted that generally planning documents are living documents that morph over time and in all reality, this
will be an incremental project that develops over years. Erickson agreed and said if plan three does not work,
we would always have plan two as a fall back. Haen said if the causeway and parking is done, more things will
start developing over the course of years.

Tran asked what the realistic cost of plan three is. Haen said it is $22 million dollars, not including the marina.

In reality, it will likely take a long time to get there. Dantinne reminded we are not voting on moving forward
with the plan tonight. Chris Anderson reminded the Committee as well that this is really ala carte; the County
would be able to pick and choose what they want. Goodwin added that the idea of a masterplan is a vision to
work towards and does not necessarily need to be what is implemented. It is a vision to work for and provides a
starting point and generates excitement. She feels the active island was the mast popular plan because it
actually had the most opportunity for revenue generation and would likely be more self-sustaining.

Supervisor Suennen said he would like to see something like a small Mackinac Isiand, but noted the first step in
doing anything is to improve the causeway to be two lanes. He finds it hard to visualize someone other than the
County paying for that. He does not see individuals wanting to invest money in the island until they know there
is a way to get there. Haen agreed that parking and the causeway are the first things that need to be done and
he feels if that happens, the island will develop. He noted that there is actually an entity that may be interested
in improving the causeway, but without the causeway and parking, the island will be challenged.



Tran thanked Haen for the presentation and the energy that has been put into this project. She likes it, but sees
issues that would need to be worked through. Haen responded it could be a huge community asset and
destination if a lot of dominos fall the right way.

Port & Solid Waste

1.

Renard Island End-Use Plan — Request for Approval.

Motion made by Supervisor Dantinne, seconded hy Supervisor Kaster to approve the masterplan as a living
document to be used in the future. Vote taken. MOTION CARRIED UNANIMOUSLY

Public Works

2.

Other

Jurisdictional Transfer CTH VV (CTH TS to N. Overland Road).
a. Resolution Authorizing the Addition of County Highway TS to the County Trunk Highway System, in the
Village of Hobart, Brown County.

This item was referred to the full County Board with no discussion; see action under item If above.

CTH Addition CTH TS (CTH VV to N. Overland Road).
a. Resolution Authorizing County Trunk Highway Jurisdictional Revisions on County Highway VV [Triangle
Drive), in the Village of Hobart, Brown County.

This item was referred to the full County Board with no discussion; see action under item Il above.
Recommendation and approval for replacement of Courthouse Chiller - Project #2353,

Public Works Director Paul Fontecchio provided the tabulation record, a copy of which is attached, for project 2353.
Fontecchio said this is for the courthouse chillers which are currently at three quarters capacity and need to be
replaced before next summer. One bid was rejected as noted on the tabulation. The low bid of Reeke-Marold did not
meet the project specs. The next lowest bidder was EGI Mechanical and Fontecchio recommends approval of their
bid. He noted that the project estimate was $360,000 so this is over the estimate, but there should be $12,000
coming back from Focus on Energy rebates.

Motion made by Supervisor Dantinne, secanded by Supervisor Deslauriers to approve base bid of EGI Mechanical in
the amount of $361,185 for Project #2353, Replacement of Courthouse Chiller. Vote taken. MOTION CARRIED
UNANIMOUSLY

Such other matters as authorized by law. None.

Adjourn.

Motion made by Supervisor Dantinne, seconded by Supervisor Kaster to adjourn at 7:36 pm. Vote taken.
MOTION CARRIED UNANIMOUSLY

Respectfully submitted,

Therese Giannunzio
Administrative Specialist
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EXECUTIVE SUMMARY

Renard Isiand is a 65-acre man-made island located in
southem Green Bay which represents a significant opportunity
for walerfront access for the greater Green Bay community.
This Sirategic Master Plan oulfines a vision for the island, which
has sat unoccupied since it was closed as a confined disposal
facility in 1997 and capped in 2015, This plan was created
through 2 process that engaged stakeholders, regulalors,
adjacent property owners and interesled public cilizens wilh the
purpose of coming fogether to datermine a path for the island
that represents the vafues and needs of the community.

Community Engagement

The strategic planning process was modeled afier the National
Charrette Institute {NCI) method of engaging the community

in an inclusive, lransparent and exciting planning effort, The
intenl was {0 have multiple touch-paints with stakeholders and
the community to aliow them fo guide the development of ideas,
pregramming, allematives generation and voling, and ultimatsly
the selection of a prefemed direction. This collaborative design
progess took place over the month of Qctober 2018, starting
with a day of stakeholder focus group meetings and an initial
pubfic meeling to get feedback an programming and uses for
Renard istand, as well as to educale citizens on the istand's
history. Subsequently, a three day inleractive planning event,
or charrelie, was structured with an open studio format that
cuiminated in a draft Renard Isfand Master Plan. During the
event, the public and stakeholder groups were invited to visit
the studio space throughout the day and provide commenis and
ask questions as the design evalved, Each evening the project
history and design process were presenied at a public meeting
for feedback.

Muster Plan Alternatives
Three master plan aliemnatives were developed during the
interactive planning event:

8 "Eco Island” was the most passive of the three, and focused
on creating a series of nalural habitats on the island and its
shareline for visitors to passively observe and enjoy.

s “Exploration lsland” introduced a variely of destination
spaces nested into rolling landforms for visilors lo discover
during their journey throughout the island,

s “Active Island” featured a marina and retail fconcessions
facilities intended to complement the amusement theme at
the adjacent Bay Beach Amusement Park and draw visitors
fo the island as an active waterfront destinalion unigue to the
Green Bay area,

Ultimately, the Active [sland altemative received lhe most
enlhusiastic leedback however components of each of the three
alteratives were seen as favorable,

Renard Island Strotegic Mastes Plan

The final Renard Istand Strategic Master Plan is a combination
of the three altematives including ecological enhancements,
landforms, a variely of places to explore, and aclive marina
and retail /concessions facilities, This Renard Istand Strategic
Master Pfan document summarizes the histary of the island,
planning process, major design elements, and economic
feasibility of the mastar plan. Moving forward, this document
can act as a framework to help guide and identify future
improvements on Renard Istand and the adjacent Green Bay
shoreline,

Key features of the masier plan include something for

everyone:

® A marina development with iransient dockage and seasonal
slips and open waler space for programmed events

= Apromenade leatufing water and recreation-focused shops,
dining, concessions and a festival plaza space

® Animproved causeway for two-way vehicular and
pedestrian access

W Asurface parking lof with 300 spaces and green
infrastructure

n Sculpted landforms for visual inlerest and to create different
experiences throughout the island for discovery

» Aninterpretive overaokfiower for viewing oul over the Bay,
incorporating a wind spire and/or public art

w Fishing/overlook piers

a Cobble habitat beaches and a sand beach for boat tie-ups
and dog access

u A hierarchy of paths including boardwalks, paved multi-use
trails, soft primitive trails for exploration, a perimeter loop
trail, and winding trails

» Soflened edges and stepped stone revetment areas for
waler access and viewing

® Flexible open lawn space for pragramming

® Picnic shelters, yurt camping faciliies

a1 Adveniure playground with zip-line

Economic Feasibility Analysis

Impiementation of the master plan requires a viable funding
stralegy. Three funding stralegies are proposed as part of the
Renard Island Strategic Master Plan:

= Leverage new assels such as the maring and retail /
concessions facilities to generate the revenue necessary to
furd their development and additional amenities,

= Work with Federal, State and Local sources to identify grant
tunding oppartunities,

= Usa public private partnerships to quide private investment
that alsg generates sulficient revenues fo help fund long-
lerm improvements and operalions.

RENARO ISLANO STRATEGIC MASTER PLAN
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1.0 INTRODUCTION

11 OVERVIEW

Renard Island is a §5-acre confined disposal facility {CDF) at
the southern end of Green Bay, near the Port of Green Bay The
island was created by the U.S. Army Comps of Engineers as a
disposal facility for material dredged from shipping channels in
the Fax River and lower Green Bay. The facility was closed in
1597 and the final cap was completed in 2015, Renand island

is now owned by Brown County and maintained by the Port and
Resource Recovery Depariment. More information about the
island itself is described in Section 2.0 lnventory and Analysis

This section describes the process thal was foliowed for
development of this Renard Island Strategic Master Plan and
outfines the goals and objectives for the project.

12 PROJECT PROCESS
Stakehalder Meetings and Initial Public Meeting

Tokick off the community engagement process for Renard
Island planning, a series of stakehalder focus group meetings
were held on October 2nd, 2018 followed by an initial pubiic
meeting ai the Neville Public Museumn. The purpose of the
events was for the design team to leam more about the goals,
exisling conditions, constraints, and ideas that the community
has with regards to the island. The following groups were
engaged on Oclober 2nd, 2018 (a full lis! of focus group
attendees and notes are included in the appendix)

» Brown County Leaders & Staff

s City of Green Bay Leaders & Staff
= Adjacent Property Owners

= Ecology & Environment

= Recreation & Tourism

» Renard island Working Group

3 BROWN COUNTY PORT & RESCGURCE RECOVERY

The public meeting hetd on the evening of October Znd was
held o get feedback from the community on the types of uses
they would like to see on Renard Island. The polling results and
comments received dunng the Oclober 2nd public meeling are
included in the appendix, and an example is shown in Figure
1-2

Some common themes heard during the first outreach meetings
included the following:

m Focus pn public access to the water

= Provide a mix of passive and active recreation

® Incorporate winter programming

s Use Renard Is/and as a educational resource

a Complement Bay Beach Amusement Park aclivities

# Incorporate an observation lower fo take advantage of views

Interactive Planning Event

The community engagement process for the Renard Istand
Strategic Master Plan featured a three-day interactive planning
event, or chamette, held during the week of October 15th,
2018 at the T2 Accelerator space in Green Bay. The purpose
of the event was to allow the public and project stakeholders
to actively engage in the planning process for Renard island.

it also allowed the consultani team and Brown County's core
team lo devole several conseculive days together, 3 more
efficieni way lo get to a solution than other ptanning processes
(the process Is illustrated in Figure 1-1}. The evenl followed

a condensed version of the National Charrette Institute (NCI)
process lor communily engagemenl. The agenda for the three
days is included as Figure 1-3

The interactive planning event included public tours of the
island to educate more people about the island and to give
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Figure 1-1. Mustration of the NCI communily engagemen! process
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Renard Islond Strotegic Moster Plon Interactive Plonning Event

T2 Accelerator, Suite 200, 340 N. Broadway, Green Bay

Renard Island Working Group
Meotinge

Community Evenia

iStudio Closed

Figure 1-3. Renard Island Interactive Planning Event agenda, October 16 - 18, 2018

BROWN COUNTY PORT & RESOURCE RECOVERY

DAY ONE BAY 1Wa TAY THREE
TIME 16-Oct ~ 17-0ct 18-0ct
7:00 AM 7:80 - B:00am
Studio setup Dosign Tearmn/Core Taam Broakfast Dabriaf A =
8:00 AM 00 - 8:00 am Break{ast
Project Toam Coordination Meeting o T i
00 AM|  BO0am Public Site Tour 81 ] STULHO CLOSE
[meet near causeway)
1G:00 AM]  I8:00am Public Sita Tour #2 8:00-11:30am Productian Design
] {maot near causeway) Davalop Altarnative DasiEn Sanegpts Proferred Attornative
1000 AM
1::30%m - 1:30 pm :30am - 1L00pm
12 Noon Dasign Team/Cora Team Renard island Working Group Lunch Wwarking tunch
warking Lunch Revicw Altornative Design Congepts
100 PM Opportunitias, Goa's 100-200pm
Principles and Program Technical Meeting #1
2:00 PM 100 - 5:00pm 2:06- 3.00pm
Rofine Alternative Technical Mesting #2 Production Dagign
3:00 PM 2:00 -5:00pen Dasign Concapis 32:00-4:00pm Finatl Presentation
organize Program and Technical Meeting #3
4:00 PM Alternative Design 4:00 - 5:00pm
| QOptiens Technical Meating n4 5
5:00 PM
Maeting Sot-Up Meeting Set-Up and Team Dinnoer HMaoeting Set-Up
GO0 PM
6:00 - 8:00pm €:00 - 8:00pm £:00-8:65pm
7:00 PM Community Meeting #1 Comrnunity Meating 82 Cammunity Meeting #3
Issues/ideas & Programming Alternative Conceptz Pin-Up and Presentation Issues/ideas & Pragramming
8:00 PM Warkshap Warkshop
8:00 PM Veam Digger/Debrlaf Continue Design Work/Production studio Argakdown
LEGEND:
[Studia Open to Public




Ihem a better feel for the size. scale and views. I also included
open studio timas when the public was allowed to observe

the design f2am working and ask questions, lechnical working
sessions with stakeholders, and public open houses each
evening. Figure 1.3 shows the schedule and agenda far each
day of the interactive planning event.

The public meetings held the first two evenings included
activities meant to engage the public in the design process.
During the first night of the planning event on October 16th,
attendees participated in a game board activity. They were
asked to arrange program elements on a map of the island o
indicate what kind of recreational activities they wanted on the
istand and where they should be located. Pholographs of these
boards can be found in the appendix.

Based on the feedback from the stakeholder meetings and the
resulls of the game board activity, three design alternatives
were developed. On the second night of the planning event

on Oclober 17th, attendees were asked to parlicipate in a pall
and rank elements of three design altematives. The polling
resulls and comments are included in the appendix. The three
alternatives are described in more detail in Section 3.0 Concept
Development.

On the third and final night of the planning event, the draft
masler plan was presented for public comment. The preferred
elements of the three allernatives, based on feedback from
Night 2 and from discussions with the Core Team, were
combined inte one comprehensive plan which is reflected in the
final master plan depicted in Section 4.0 Final Master Plan,

13 GOALS & OBJECTIVES

During the first day of the planning evenl, the consufiant team
worked with the Core Team to define the goals and objectives
for the Renard Island Strategic Master Plan using inpul
received during the stakeholder meelings and the first public
meeting held on October 2nd. Following a strategy which
defines successful projects based on how well they balance the
four pillars of sustainability (Economic, Ecological. Social, and
Human Spirit), the following goals for the project were distilled:

Econamic Goals

m Cost recovery of operations

= Include revenue sgurces

m Altract public/private invesiments
B Low mamtenance costs

w Aftract visitors from city & region
& Stimulate economic development

m Aftract capital funding

Ecologico! Goals

u Water quality improvements

= Enhance habitat

m Align ecological efforts with existing restoration efforls
8 Ecological resiliency

Follow principtes of landscape ecological design
= Connect 1o other regional ecosystems
u Detler ninsance wildlife

m Mode! green infrastructure lBMPs

Social Goals

w Access regardless of agelability/demographics/income
= Bring people lo the water

m Provide recreational opportunities

B Opportunity for community gathering

= Encourage social interaction

m Create 2 unique space for kids to get outdoors and explore

Celebrate year-round seasons

Provide mufti-modal access

Compiement adjacent uses

Human Spirit

Figure 1-4. The four pillars of sustainability

Human Spirit Boals

m Celebrate regional culture and history
® Create a sense of fun

u Interactive/hands-on experiences

u Place-making

& {nierpretive/education elements

m Celabrate island's wildness

m Experience transcends the design

The goals listed above were distified inta the four primary
goals for each calegory (for a total of sixteen) and those were
weighted and then used for scoring during the allematives
evaluation process to determine which altemative best
achieved all of the goals of the project.

RENARD ISLAND STRATEGIC MASTER PLAN
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Figure 1-5. Examples of polled questions and interactive live results during the Interactive Planming Event

Developing plan afternalives on Day 2 of the planning event Poling exercise on the second night of the planning event

7 BROWN COUNTY PORT & RESDURCE RECOVERY



it '|‘

( STRI.\TEI;‘-I.C MASTER PLAN



2.0 INVENTORY & ANALYSIS

21 SITE HISTORY

Renard Island is a 55 acre confined disposal faciity (CDF)
located on a legislative [akebed granted by the State of
Wisconsin for the disposal of dredging materials from the
Green Bay Harbor and navigation channel. From 1978 1o 1997,
approximately 2.7 million cubic yards of dredged sediments

were placed on the island by the U.S_ Army Corps of Engineers.

1n 1977, the land was conveyed through a legistalive act from
the State of Wisconsin to Brown County, which maintains
ownership today. The fand is overseen and maintained by the
Port and Resourca Recovery Department.

Today Renard Island is one of the few publicly-owned areas
in Green Bay that could provide access to the shoreline of
the Bay and has the potential o become a greal asset to the
community.

Lake Bed Grants

Tha take bed grants upon which Renard Island and the
access causeway were buill were created through acts of the
Wisconsin Legistature in 1997 and 2015, respectively. The
land granis stipulated that the submerged lands were fo be
used for cerain purposes in the interest of the public, including:
public slips, basins, docks, wharves, structures, wildlife
refuges, recrealion, and park purposes. Structures erected
on the land are limited to facilitating public use, maintenance,
and navigation purpases. Figure 2-1 shows a dashed line in
a rectangular shape around the island which represents the
approximate limils of the original 1977 lake bed grant. The
causeway lake bed grant can be seen on Figure 2-7

Renard |slond Closure Plan

Once Renard Island was no jonger used as an aclive disposal
facility, Brown County and the Corps began a closure process
with the Wisconsin Depariment of Natural Resources (WONR],
the state regulating authority for COFs. The plans included the
construction of a causeway for access, grading of the island

to maintain positive drainage, and the import of approximately

-] BROWN COUNTY PORT & RESOURCE RECOVERY

660.000 cubic yards of clean fill material to cap the dredged
sediment material composing the (sland with a minimum depth
af 2514t

The Renard Island Closure Plan was approved by WONR in
2008. Closure cons!ruction activilies extended until 2015. The
Closure Plan described afl of the requirements for closing the
COF including stabilization and revegetation procedures, and
post-closure sediment monitoring, inspection and maintenance
requirements

Access Eonsements

There are currenlly two easements in ptace on the land side
of the causeway for access lo Renard Island. Brown County
daes not own any land adjacent to the causeway: the land to
the wesl is owned by McDonald Lumber Company and the
land to the east is owned by Ihe City of Green Bay, McDonald
has granted the County a permanent 12-foot wide easement
along the eastem-most edge of their proparty located at 705
Bay Beach Road for maintenance and service work {roughly
.21 acres). In addition, the City of Green Bay has granted the
County a temporary easement for access lo Renard Isiand

2.2 CONTEXT

Site Context

Renard Island is surraunded by a variety of complementary
land uses. Bay Beach Amusement Park, Green Bay Metro Boat
Launch. the South Bay Marina, and Green Bay Yacht Club
offer active recreational opportunities for adults and families
The nearby Bay Beach Wildiife Sanctuary and future ecological
improvements on property owned by the McDonald family will
provide enhanced vegetation and habitat in the surrounding
context, In addition 1o natural areas and park and marina
space, Renard Island is located near industrial and residential
land uses. Some of the industrial parcels have the potential

to transform into complementary land uses such as retai,
restaurants ar museum spaces in the futura,

The Island is located centrally within Green Bay which provides
the oppostunity for visitors to access Renard Island by land or
water through a network of roads, bike paths and pedestrian
paths. Webster Avenue and M. Irwin Avenue will become major
Island access corridors with the polential to create gateways
that act as wayfinding elements and visually connect visitors

to the Istand. Figure 2-1 highlights some of the major adjacent
land uses and circulation routes.

Boy Beach Moster Plon

The most well known neighbaring property is the Bay Beach
Amusement Park, which is owned by the City of Green Bay and
supported by fundraising through the nanprofit group, Friends of
Bay Beach. The B0-acre park, which was originally developed
in the late 1800s, welcomes millions of visitors per year and is

a major fourism draw for the Green Bay area for families. Bay
Beach currently has a roller coaster, a miniature train, a giant
slide. concessions, and many other amusemenl rides which
are available at an affordable price. The park does not charge
admission fees. Parking is free and available via surface
parking fots to the west and southeast of the faciity.

The City of Green Bay completed a master plan in 2008 and
updated in 2013 (see Figure 2-5) for Bay Beach Amusement
Park. The master plan shows proposed improvements including
walerfront modifications that have implications for the Renard
Istand development. The master plan document refers to future
access to Renard Istand, and recommends passive uses on the
island lo complement the armusement activities at Bay Beach.
However, more recent plans developed by the Cily ta improve
the shorefine at Bay Beach stop short of making any physical
connections lo Renard Island.

More regently, a proposed 450-foot long pier that extends into
the bay running perpendicular to the shoreline with a new Ferris
wheel jocaled at the shoreline end of the pier is ptanned for
construction in the near term {see Figure 2-4), In addilion, the
City intends to restore the swimming beach that originally existed
in front of the Bay Beach Pavilion by supplementing the sand
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along the shoreline (see Figure 2-3). Il is our understanding that
the beach and pier have already been permitied for construction,
however the detalléd plans were nol readily available for
viewing. The swmming beach in parlicular has the potential o
impact plans at Renard Island due to the likely sand migration
that will occur along the shoreline between the island and

the mainiand, unless suitable engineered solutions are put in
place. Likewise, proposed appendages to the island could have
adverse effects on the Bay Beach shoreline if not designed in
concerl. Therefore it is crifical for the suecess of both projects
that the County and City communicale and share plans lo cross-
infarm the work_ from a coastal engineering standpoint as well
as for efficient circulation of people.

NRDA Project Along McDonald Property

Anather project that dovetails with Renard Island and is curently
in the early planning stages is a project sponsored by tha U 5.
Mational Oceanic and Atmospheric Administration (NOAA)
through its Nationai Resource Damage Assessmant (NRDA)
process. The NRDA project is looking atl ways to improve
ecological resources along the south end of Green Bay and
found a wiltng partner in the McDonald Companies. which owns
the shorefine from the mouth of the Fox River to the Renard
Island causeway.

The project aims to construct ofishore shoreline stabilization
structures in the shallow walers east of the South Bay Marina
which will serve the dual purpose of reducing wave energy

and providing habitat improvements, A sketch of some early
concepts for this area is shown in Figure 2-6. Knawing this
project was happening helped inform the Renard Island master
planning team and suggested that the west end of the island
may be a good place to focus on ecological improvements within
this context.

n BROWMN COUNTY PORT & RESOURCE RECOVERY
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23 SITE CONDITIONS

The existing condilions on Renard istand are largely a resull of
the history of the site as a COF. The island is graded lo provide
positive drainage wath a ditch along the perimeter of the Island.
The overall {opography of the site consists of a saddle flanked
by two high points, Three monitoring wells are located on the
Island to measure groundwaler water quality. An abandoned
weir and docking area are located along the island’s shoreline,

The island is currently accessible via a causeway composed
of siona revetment, a grave! road, and a culver and pipes to
encourage water mavement. The stone revetment continues
along the perimater of the island.

Current vegetation on the island consists primarily of stinging
nettie. phragmites and other pioneering weeds. Vegetation
along the shore is unknown but likely consists of weedy
woody vegelation including box eider, hackberry, buckthom,
honeysuckle and wild chemry. Phragmiles has become
established at some locations on the istand and on the shore,
though some phragmites management has occurred.

The existing habitat quality on the island, within the lagoon, and
along the shore is likely low, bul the restoration polential is high.
Since tha closure, fish habitat has been eslablished in several
locations along the shareline.

As discussed in the coastal analysis in Section 2.4, water levels
fluctuate around the tstand. During fow waler, 113 1o 1/2 of
mudilal is exposed on the mainland shareline, Along the high
water mark is a stand of coltonwood trees and shrubs,

Figure 2-7 itlustrates some of the existing features of the island
including approximate locations of monitoring wells, three
culverts which exist below the causeway for water circulation,
some fish habital features that had been installed previously,
elc.

Figure 2-7. Renard island existing conditions diagram {generaled during the charretie]
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24 COASTAL CONSIDERATIONS

Fhe following describes the primary coastal conditions o be
cansidered in future infrastructure planning for Renard Isfand:

a Bathymetry. Green Bay is generally shallow. Waler pushed
into the Bay from Lake Michigan, such as when winds are
out of the northeast, resulls in higher surge levels. Gentle
shoreline slopes suggest that more land is exposed at low
water levels and higher waler levels result in inundalion.

w Water Levels: The monthly average waler level range in
this area is approximately 6.4 feet and th's is without surge
Fixed, permanent slructures will have to be positioned to
either be outside of the zone of risk or buill fo withstand
issues associated with inundation and waler movement
(waves, currents)

Waves Waves predominately are inine with the orientation
of the Bay, north through northeast. Storm waves can easily
reach 5 feet or higher offshare. Duning high water, waves
have the patential of reaching B feel near the island. See
wave fose in Figure 2-8.

Winds. Winds are mora common from the south through
west though these winds do not result in waves. Storm
winds (>15 mph) are most commaon from the wes! and the
northeast. See wind rose in Fiqure 2-9.

Surge: Occurs when the winds are out of the norh-northeast
andg can happen quickly, last for a span of hours (~24 hours),
and increase the water leved locally by 3 lo 5 feet.

Water levels, polential for inundation, and waves over-lopping
on the north side of the island wili influence the design of
shoreline inlrastructure and vegetation in regard to the
robusiness and resiliency of the materials. Shallow bathymetry
will limit water uses or require dredging to accommodate larger
boats in the areas surrounding the istand.
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Figure 2-8. Wave rose for Renard Island, showing average
wave heighls {feel) and direction frequency

Figure 2-9. Wind rose for Renard island, showing average wind
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Aerial phote from 1932, pre causeway, average waler fevel

Littaral Sediment Transport

Areview of aerial pholography using Google Earth reveals
some inferesting patlems around Renaid Island. As shown in
the aerial images on this page, the shape and praximity of the
istand has caused sediment to accumulate in a pattem {hat
resembles lombolos, filing oul from the mainland 1o mest the
bean-shaped isiand. This is a natural coastal process created
as a response to the island construction and has kittie 1o do with
the construction of the causeway, which occurred much later
(sea photo from 2011). During high water periods like today,
the fill is mostly submerged but remains very shallow and is
likely continuing to grow {aerial images shown here from 2009
and 2011 show the amgunt of land exposed during lower water
periods).

In addition, the aerial pholo from 2017 to the right shaws

a plume of suspended malerial, likely fine silt fushed from
the watershed, coming out of Ihe Fox River. The existence

of the causeway actually may prevent additiona) sediment
coming from the river from creating turbidity within the lagoon
area. However, poor waler circulation within the lagoon has
caused stagnant conditions thal can become anaerobic, trap
floating debris and trash, and create undesirable waler quality
conditions for recreation and habital. While there are three

Aenial photo from 2009 showing ice accumulation, fow water

culverts under the causeway (iwo 48-inch round culverts and
one 7-ft by 16-ft box culverl). they allow only minimal exchange
of water and don't influence the larger sediment transport
patterns alang the littaral region.

The dynamic nature of southem Green Bay means that Renard
stand coastal conditions are influenced by many faclors.
Litloral franspor of sedimenl comes from multiple directions
depending on waves, wind, river currents, time of year, waler
elevalion, etc. This indicales that engmeering solutions thal
modify the shape of the island, introduce sand or other fill
materials, or dredging, should be designed using advanced
coastai modeling and lesting. Proposed island modifications
mus! also reflect and incorporate proposed shareling
modifications at nearby properies such as Bay Beach and the
NRDA project.

Aenal photo from 2017 showing piume onginating from the
mouth of the Fox River
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2.5 ECOLOGICAL CONSIDERATIONS

Since Renard Island is a man-made site; the ecological
analysis must draw from the regional history and existing
contaxi. Regional vegetation was historically a mosaic
capturing a great diversity of the original vegelation
communities that occur in Wisconsin including oak openings,
oak woodland, shrubland, prairie, coniferous swamp, mesic
woodland and jack pine batrens.

Renard Island is within a number of ecological planning areas
that each have habitat goals that can inform and leverage the
restaration of the Island. The Lower Green Bay and Fox River
Area of Concern 2018 Action Plan identifies several objectives
that cauld be applied to Renard Island, the lagoon betwaen the
Island and the shore, and the shore, These objectives include:

= Providing habitat for wildlife including sharebirds, turtles,
furbearers {mink, muskral, river otter), amphibians and native
fish species.

= Control of invasive weeds and restoration of native plant
communities such as emergent welland and fruiting shrubs
for migratory birds.

= |mproved water quality that can suppart submerged aguatic
vegefation.

The mastar plan can also tie inlo adjacent ecological
improvements. The McDonalds, property owners just southwest
of the Island, are enhancing habitat along the shoreline of

their property, Restoration goals for the McBonzld parcel
include restoration of aquatic and shoreline habital, enhanced
spawning and nursery habilat for centrachids, accommodalion
of fucluating water levels, and habital for birds.

As ecological improvemenis are inlegrated into the Renard
Island, several known stressors and constrainis will need to be
considered.

w Hydrology: Lake water levels fluctuate dramatically which
stress native planis adapted to more stable water lavels

» Wave climale: Wave energy on the bay side of the istand
likely will limit restoration efforts on the bay side

17 BRAWN COUNTY PORT & RESOURCE RECOVERY

Orlginal Vegetation Cover

Figure 2-11, Map of pre-setifement vegetation cover in the Green Bay region (as reference for vegelative communilias that would
be appropriate to introduce on Renard Island}




= Water quality The lagoon between the island, causeway
and shore tends to bacome stagnate. Likely causes are poor
circulation due to the causeway, shallow water that warms
up in the summer, and non-point source pollution from
development along the shore,

= Edge condilion: Renard Isiand is entirely surrounded with
nprap. The near shore consists of rubble, as well as some
s0il banks that have become vegetated with weedy woody
species and phragmites. The steep slopes along most of the
shore limit the establishment of welland plant communities
driven by hydrology
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2.6 INFRASTRUCTURE CONSIDERATIONS

Since Renard Istand is constructed ona-GDF composed of
dredged sediments and imported 5oils, several considerations
will influence the design of infrastructure on the istand:

= The perimeter shestpile wall and rock armor slone must stay
in-place but it can be built upan.

Smaller struclures like picnic shelters or small restroom
facilities should be constructed on floating slabs to aveid
penetrating the cap.

Larger structures fike the observation tower or the zip-line
platforms which require significant foundations will need
additional considerations when penetrating the cap with a
pier or footing to prevent contact or release of contaminants.
WONR has stated thal permitting these types of struciures is
feasible.

Tree planting is acceptable provided the rool penetration
depth is considered,

Dredging activities will require appropriate chemical
and physical testing of the sediment for use or disposal
depending on the levels of contamination,

Utility infrastruciure on the istand will be required including
eleciric, gas, waler, sanilary sewer, and communication.

The services are expected 1o be connected on the mainland
via the City of Green Bay and routed out to the island
underground. Special consideralion will need o be made for
any ulilities located on the island or in the causeway that go
beyond the perimeler,

Fill matenial is anticipated to be brought on the island

ta creala elevalion, land forms and varigus lopography.
Construction coutd indlude pre<oading critical sections of
the island fo force seltiement and consolidation prior to
construchion,

During design storm water and geolechnical stability
calculations will need to be completed to analyze how the
proposed changes will affect the istand,

» More soil could be added from Bay Port for structures with
footings.
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Table 2-1. Summarized Development Feasibility Matrix for Renard Island (ses Appendix for more defaiied recommendalions)

lnw-lnpmnt Catagories 1Eump|l ]Dncﬂplion |Rmnmndnuon
|Buildings and Structures

Shaliow Slab Faundabany Concesson Slangy Light structyral laad, stek hama {Recommended

[Eartn Structure [Asrphihaater berm |Moderate sirctura) losd Limited recommandation
Shatiow Stnp Footng Food Paviion Moderste siruchursl oad Lirited recommandation
Desp FooungPile Foundaton Off tne istand  {Large ain, iding o hgh | loag Limrded recommandation
Deep Footung/Pile Faundaton On tha island  |Large structuresibuidngs  [Moderate to high structura) ioag [High coat iy
fransportation

Unpaved Roads |Azcess ronds & parking  |Light vetucie load onty {Recommenced
Arrusemaents Rad Amusement noe Lignt recreatonal load Lirmted recommendaton
Paved Roads Accass ropds & parung  |Lignt vernicie load onty High et kkely

Uikity Services

Poant Sourca Uiy !r' gastanks  |Portabie o above-ground temporary of Dackup serices  |Limvied recommendaton
[Power Utkity rom Mamiand [Eractne asnvice {Underground o powar poies from manland Lintad necommendation
Pupt LMY from Maniand |s.mw. waler Hard connections ko marntand Jrugn coatLxsly
Recraation

Trars fwalking bas JGraver o muden tram |Recommenced

Senall Vegatabon Gieen space Shruta, grasses, prars IRecommended

Watet Azcass Fishing piers Py pers o 13 p dika Limited recommendaton
Traas Tres groves Trea planbng in srea with thichet ¢h sedirngnt Limded recormmendation
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3.0 CONCEPTUAL ALTERNATIVES

Day 2 of lhe Renard Island Interactve Planning Event invalved
the development of three conceplual alternative plans based on
feedback gamered from stakeholders and the community during
the game board activity on the first night The allematives are
purposely contrasling to gaugs the public’s interest in a range

of island programs and spatial organizations.

Table 3-1 summarizes the three eoncepls that were developed
and how they differ through key variables including revenue

models, vehicular access. habital creation, landscape

character, trail hierarchy, intensily of facility development, edge
conditions, how the lagoon is trealed (the area between Renard

The altematives were developed during Day 2 of the planning
event by dividing the consultant team inlo three groups, each
group tackled one of the concepts and tried to flesh out the
weas listed in Table 3-1 in a graphic form. The aftemative
concepts were presented at the public meeting on the evening
of Day 2, although visitors of the studio were able fo walch the
development of the concepts throughoul that day as the studio
was open 1o the public

The following pages describes each conceplual allemative in
more detail including precedent images that visually describe
programmatic and design efements.

Island and the mainland), the causeway treatment, the lavel of
amenities provided, the types of event spaces, cultural and art
offerings, and how access to Ihe Bay Beach Amusement Park

is of isn't provided.

Tabla 3-1. Renard Istand conceptual allernatives summarized using key vanables

L Varlable Concept 1 Concept2 Cancept 3
Eco Island Recreation Island Active Bland
Revenue model Indirect revenue: __ |Cash neutral {Direct revenue
Vehicular access No vehices |Restricted far access (ADA) | Umited public parking
Habitat Habitat:heairy, eco-faland, natural — [Hybrid {mined habitat/people) Mincr habitat {most pecple)
latte
Landdscape character |Mative Eco-system Traditional park palette w/ some Park-like seiting with flexibie lawn
iR = _. |native features space
Trais Boardwalks, soft trails Multi-use I tralis Hard trail loop
Facilithes |Minlﬂul structures Seasonal vendar/venuefrental space [ Year-round restaurant/retail frental
L space
Edge conditions Ealml shorefine Mix of natural and engineered Developed shoreline
Lagaon/Cave Backwater bayou | Opiet cralt basin Slips or active boating
Causcway Fully open/bridge w/ channel Pattially open [mecharical fiow] Mestly closed (buitt up)
Areniti Primithve camping, beach dines Leashed dog walking, yurt camping | Dog park, disc golf park, transient
it e ships, Roating barge
Gatherings/ovents | Dutdoor elessioom council fing | Frexible fawn space (informal performance venue/stage
Cultural/Art Eco/hative culture Interpretation isfand as art [Green Bay heritage) Active fishing/working waterfront
theme
Access to Bay Beach | sland hopping/boardwalk 1o Bdy | | Pedestrian bridge to Bay Beach Zip line Io/from Bay Beach
Beach [or no connection)
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Eco lslond

As alludzd to by the name, Eco Island emphasizes wildlife
and vegetation habitat enhancements. The Island program
focuses on nature based activities and spaces for more passive
interaclions and recreational opportunities such as walking
Irails, boardwalks, observation areas, ecological education,
primitive camping, and kayaking and canaing. Na vehicles
are permitied on the Island, with access resiricted lo small
boals, pedestrians, and bicyclists, Floating tsiands in the
cove between the Island and mainland provide a serene area
for island hopping and wildlife viewing. Sandy dunes on the
north side of the Istand offer a quiel escape from the City with
expansive views of the Green Bay walers.

Revenus for this aliemative would come mainly from indirect
sources such as grants and philanthropy, but also through eco-
tourism doltars {visitors spending money such as boal rentals,
nearby restaurants and hotel stays).
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Exploration Islond

Exploration Island focuses on ereating a wide range of
recreational experiences as visitors joumey {hrough the Island.
The emphasis is on providing a hybrid of wildlife habitat and
human focused spaces with a mixture of native and traditional
planlings. Restricted vehicular access and a lagoon/cove area
thal accommodates quiet water crafis also help lo achieve this
goal.

On the Island, rolling landforms divide the park info rooms
and creale a series of thresholds as visitors explore the Island
using the trail system. Two high points on the Island feature
interpretive elements such as an observation tower and wind
energy infrastruciure. The Island itself begins fo act as ar as
all of these elements come together lo celebrate the unique
character of the Green Bay community and waterfronl,

Direct revenus for this altemative comes primarily from rental
fees for boats {e.g. kayaks and canoes), shelters and yurl
camping areas. Indirect revenue sourcas includa lourism
invesiments such as those described for "Eco Istand.”
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Active Island

Active Island differs from the previous two allematives with a
slong emphasis on human aclivities and a lesser focus on
wildlife habitat enhancements. Vehicular and pedestian access
to the Island is encouraged through an enhanced causeway,
parking promenade and pedestrian bridge. For adventurous
wvisilors a zip-ling also provides access to the southeast end of
the: Island and draws from the amusement theme of the nearby
Bay Beach Amusement Park. The lagoon/cave areais highly
active with aclive boating and slips. Embracing the lagoon is a
boardwalk with year-round mixed-use development, The open
spaces and Irails have a more traditional park-like character
with large flexible lawn spaces,

The revenue for this alternative primarily comes from the
marina, boal renta’s, and mixed-use commerciat development,
This canceptual allernative has the greatest direcl revenue
potential.
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Alternative Ranking

On the second night of the interactive planning event, public
meeting atlendees were asked io vote on the three allematives
and how their program elements achieve the summarized
project gaals, divided into categories of economic, ecological,
socral and human spinl. The goals were ranked by the
audience in terms of how much each goal mattered to those in
attendance. Poling resutts are indutied in the Appendix.

As shown in {he matrix below, Active Island received the most
points with high ratings regarding the polential revenue and
active recreational opporlunities. Exploration Island received

the second highest ratings with a good balance of points in all
the calegovies. Eco Island received the lowest ratings showing
the desire fo balance human focused acliwties and habitat

enhancaments.

8ased on the alternative rating and general feedback, the
final master plan will uliimately be a combination of all ihree
allernatives. While ecological improvements are important, they
should not be the focus of the design. Revenue generation
and active recreational opportunities are highly valued with the
polential fo alfract a wide variety of park users, Educational and
interpretive opportunifies, and the celebration of the Green Bay

communily and waterfront also ranked highly.

Tabig 3-2. Alternative rating malnx showing scoras for the conceplual alternatives based on polling on Day 2 of the planning even!

Concept L Concept 2: Concept 3;
Goal “::::'::' e Exploutio‘::lsland el
Scare Points Score Points Score Points

ey 1|Recover operational costs through revenue 3 D) 0 0 L] 100 of

E 2|5pur economic development 3 [ o| 12 ﬂl 88 [}

§ 3{Maximize fundability (_5.2 nts, private investment) 2 25 Sﬂl 31 IDUI a4 200

| 4[Minimlze mafntenance costs 3 38 114| 38| 342 25 :I.DZE]

" | shmprove water quality. 1 sof 50 3g| 36| 14 1]
'% glCrcate ecological resiliency 2 44] LEY 19 “.I 38} ;l

B | 7|Target priority wildlife communities 1 g4} o4/ 0 of 8| o]
__Luf_ .| B8]Design using conservation principies 2 | ﬂl s3] 106 41 52
| simaxin access to the water___ 3 o ol ﬂ' | 7l s

% | 10|incorporate educational opportunities 2 21d 2§ ' 100 37} 3
ﬁ§ 11|Create multi-season regreation experiences_ | 3 o o 5] 75 75| 225
| 17|Facliate social gatherings | 2 0 ol 18 3§ 82 15

g 13|Create an authentic sense of place 1 13 13 50 50| 37 37

@ | 1fcelebrate the culture of the ares 1 12 12 53 53 35 35

£ | 15|Highlight the uniqueness of the Island 1 [ 47 a7 47 a7

- 15|Make it interactive and memorable 3 0 29 87 71 213
| Tatal Score | [ | 1151 l 2413 |
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4.0 FINAL MASTER PLAN

4.1 OVERARCHING THEMES

The following summarizes some cverarching thames that drove
the Renard Istand Strategic Master Plan based on input and
feedback received during the community outreach phase:

Public Access to the Woterfront

The community expressed a clear desire to significantly expand
public ownership of the wateriront wherever possible, while

slill suppodting viable waterfrent businesses that activate the
waterfront and draw visitors to the community. This careful mix
of uses includes

® Passive green space with continuous waterfrond trails that
link as much of the waterfront as possible.

= Functional green infrastructure that cleans stormwater while
creating habitat

m New walerfront restaurants and businesses that serve local
residents and attract visiiors to downlown Green Bay

m Expansion of wet slips and boater services infrastructure to
the east of the causeway, including seasonal and transient
slips, and expanded ADA compliant access for kayaks,
canoes, and other small crafl.

= ADA compliant fishing piers.

® Water trail access linking the rivers in downtown lo the
walers of Green Bay, Renard Island, UWGB, and points
farther north.

While not pari of this plan, a series of proposals on a regionat
scale aim lo reconfigure the southem share of Green Bay into
a tiered series of habitat zones and green spaces connecting
the communily to the water's edge and transforming the way
Green Bay residents experience the Bay. New pedestrian
pathways will extend the length of Green Bay's waterfront,
linking UWGB to the river and downtown, with Renrard Island
becoming the centerpiece of Green Bay's new walerfront.
Existing submerged woody areas will be reconfigured lo
protect nearby structures from floading, invasive plant species
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removed, and a series of wetland water qualily pands that will
capture storm waler runoff from the surrounding areas will filter
all water entering the Bay. This welland environment will create
extensive habitat for plant and wildlife, and a series of public
paths and bridges will encourage the community and visitors to
explore Ihis new open park space. This area will be preserved
in perpetuity, so no future development wil block the views of
the water created by this new park space,

Hohitat Expansion

As mentioned above, Renard Island and the adjacent mainland
have the opportunity to transform info high quality habitat for
nalive wildlife and vegelalion, Several ecological principles can
be used lo inform the design of habital on Renard lsland. These
principals include:

= Restoration template based on regional remnant ecological
communities.

m Align with goals articutated in existing ecclogical plans in the
area such as the Lower Green Bay and Fox River Area of
Concem 2018 Action Plan,

® Work with existing physical processes such as changing
water levels to create resilient ecological spaces.

8 Follow the landstape conservalion design principals
which include planning at the regional scale, working
collaboratively with partners, using an adaplive management
framewaork, and using scientific information to inform design.

= Create contiguous ecological carridars.

Drawing on these ecological principals will benelt the
environment through improvements to water quality, restoration
of wildlife communities, and the creation of a resilient landscape
thal is tolerant of the flucluating water levels.

In addition to the environmental benefil, ecological
improvements will honor and bring people into contact with the
indigenous landscape and wildife and provide an opportunity
for enviranmental education. Visitars can experience the living

story of the regional natural communities and enjoy a quiet,
peaceful space for reflection and contemplation.

Non-Revenue Generating Recreationol Programs

The recreational programs at Renard Island that do not
generate revenug are also important to the success of the
masler plan, The proximity of amenities such as trails, gathering
spaces, interpretive features, overlooks, fishing piers, open
spaces and boardwalks enhances the value of the marina

and mixed-use commercial development. These additional
program efements provide a variety of high quality recrealional
opportunities that will benefit the community and attract a wide
range of visitors and residents. In combination with the revenue
generating features, these program elements will help Iransform
the island into a walerfront aliraction unique to the Green Bay
area.

Expansion of Recreational Boating Opportunities

The proposed marina is intended 1o create direct access lo
Renard Island, Bay Beach Amusement Park, the shops and
restaurants along the marina edge through seasonal slips

{alt season long), longer term transients (a few days to a few
weeks), and “shopper docks” {used for a few hours while
boaters have dinner or shop). 'n addition lo providing facitties
for recreational boaters. the new marina will expand ADA
compiiant access to the water for kayaks and other small craft,
as well as enhance operational opportunities for existing kayak
rental operations. This area would be the key point of access
lo the Bay for the broader community, many of whom are not
boaters now and have had imited access {o the Bay in the past.

Arange of boating opportunities designed 1o make the Bay
accessible to everyone regardless of age, income. or ability will
be provided, including boat clubs and rentals (power and sailf,
and paddle craft including kayaks, canpes, and stand-up paddie
boards. These boaling programs wit draw many visitors to
Renard Island, make affordable baating opportunities available
for residents and visitors of all incomes, and provide a source of
significant revenue.



Figure 4-1. Three-gimensional artistic rendering of Renard Island Sirategic Master Plan, looking west
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Mixed Use Development

The Waterfront Village will create an entirely new waterfont
experience for Brown County, and will build on the existing
strengths of the waterfron! o transform the cumrent parking
dominated walterfront into a vibrant, atk-season walerfront
district. New marina facilities will provide space for both local
boaters looking for a slip for the summer as well as creating
access o the waterfronl for visiting boaters, in a setting of small
shops, restaurants and a boardwalk plaza with a fountains and
water features

The centerpiece fountain will easily convert from a spray jet
splash pad to a performance venue, or stage for a fishing
toumament awards ceremany or even an ice fink in the
wintertime, The fountain overlook plaza will be home to mavies
in the park, facing both the land and the lake so boals can moor
in the transient basin and enjoy the “boat-in” movie theater
experience,

The Waterfront Village will provide a mix of restaurants, pubs
and shops built fo take advantage of views of the island and
fariher up the Bay. Budlt on land newly created from dredging
for the marina, the design of these structures will be carefully
contratied lo ensure views are praserved, and the otcupants
will provide 2417 surveillance and activity in the park,

When complele, the Vilfage will be the heart of the waterfronl
on Renard Island and a destination for boaters all over the Bay

Londside Context

While not part of this study, the potential development pattems
described above could positively influence the adjacent
privalely owned upland areas to the south of Renard Island
and Bay Beach Drive, with positive economic impacts on the
broader community. The majorily of the privately owned lands
are currently in use lor light industrial and warehousing, some
of which is dated and no langer as functional as more modem
facifities. During the public outreach process, the community
supported the idea of tha long term transformation of some of
these areas, particularly the waleriront parcels, into a vibrant
mixed-use waterfront neighborhood. With as much as 45 acres
of iand that could be considered reasonably likely fo be viable
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for redevelopment, the tax revenue generation potential for the
adjaceni parcels over ime could be as much as five times that
generaled on Renard Island. If for some reason the proposed
mixed-use development on Renard Istand proves infeasible,
then the focus for public private parinerships could shifl to

the adjacent landside parcels, keeping in mind thal the valus
of the landside parcels for development will be significantly
enhanced ¢nce the proposed improvements {0 Renard [sland
are complete.

Synergy of Elements

Increasing tourism interest and activity in the Brown County
region lo facilifate the growth of the local economy and improve
Brown County's competitiveness in aftracting businesses will
ba a major benefil of the plan. As outlined abave, tha plan
proposes a wide range of new activities and destinations

thal are expected to draw signilicanily more visilors to the
community.

Whila many of the destinations will atiract visitors by
themselves, including the new amenities on Renard Island,
the marina, shops, cullural atfractions, Bay Beach Wildlife
Sanctuary, and Bay Beach Amusement Park, the larger
opporiunity is the synergy created by these altraclions as
agroup. For maximum economic benefit, the goal is to
encourage ovemight stays, and strategic partnerships amang
these attractions as a group could help facilitate that goal. For
example, a visitor may initially be drawn to the region for a day
trip to Bay Beach Amusement Park. {f they leam that they can
enjoy the whole weekend inciuding fishing, playing on Renard
Island, the Wildkfe Sanctuary and cultural atiractions, along
with a boat ride across the lake to Renard Island and back,
and perhaps a hotel stay on the waterfront on the island, they
may be much more likely lo spend the weekend. Along the
way they'll need dinner - ai the restaurants by the marina and
on the shore - and maybe a lank of gas from a local servica
siation, As a whole, the value of the combined atiractions is
greater than the sum of the individual attractions,

While these elements will attract regional visilors, these
altractions will also serve to supporl the recruiting and retention
efforls of local businesses, making Brown County more
competilive in the race to keep existing business and recruit

new businesses, Expanding the number of things to da in
Brown County will generale excitemen on the part of people
who may have been born and raised in Green Bay, bit maved
away for college and didn't retum. When the time comes to
starl families, find a place to setile down, and think about where
1o slart a business, they will be more likely to consider Brown
County it it is moving forward and growing rather than staying
the same as it was when they were raised there.

OPPOSITE PAGE:
Figure 4-2. Renard Island Strategic Masler Plan
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4.2 PLAN COMPONENTS

The following pages are organized-inlo a series of diagrams
and precedent images that break the master plan down into its
basic functional, experiential and aesthelic elements to illustrate
the reasoning and process involved in the creation of the final
master plan design. These diagrams include the fofgwing:

a Framework / Big ldeas
= Programming

» Getting lo the Istand
a Pedestrian Circulation
= Edges

= Vegelation

» Structures / Facililies

» APlaca lo Explore

Framework / Big ldeas

The Renard Island framework is composed of several major
2ones: the mixed-use marina development, landforms
integrated with varigus ecological communities, flexible lawn
space, and the ouler perimeter of the island or shoreline. The
mainland, while not part of Renard Island, serves as an arrival
fo the island and adjacent development potential.

The flex lawn and landforms function as a framework for a
variety of activities o occur on the island. The landforms help
to divide the island into several distinct “rooms.” The narthern
portion of the island has less visual connection to the mainland
and feels more seduded with vast views of the Bay. The
southern edge of the istand embraces the City and lakefront
and feels more active and connected to the adjacent land uses

Propased shareline enhancements, another major element of
the plan. are discussed in “Edges.”

The marina development is described more under
Programming, StructuresiFaciliies and A Place lo Explore.
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Figure 4-3. Big themes and master plan framework
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Programming

Within the overall framework, Renard Island offers a- vaniely
of programmed spaces. The area between the Island and
mainland is shown as a marina with a programmable water
space and fransienl facilities, The programmable water space
can host a variety of activilies ranging from film screenings to
ice boating.

The Island also offers olher active recreation oppariunities
with a zip-line connection to Bay Beach Amusement Park. This
feature nol only ties into the existing mainland activities al Bay
Beach, bul also functions as a fun Island access ponl and
destination for Green Bay visitars.

W“
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Once on Renard Istand, a range of programmed Spaces provide
activilies for everyone, Retail and concessions are shown on
the boardwalk against the Marina edge. A boating and dog
beach provide a pel friendly destination as well as an area

for boaters to pull off as they tour the Green Bay shorefing

via water. Together, tha Marina, programmable waler space,
boating and dog beach, and zip-line anchor the southem end of
the Island with a range of active recrealional opportunities.

Moving towards the center of the Island, interpretive site
amenities such as landforms, signage. overlooks andfor wind
energy facililies offer leaming cpportunities unique to the
Green Bay area and its history. These interpretive fealures
are infegrated into the topagraphy of the 1sland along with
yurl camping areas. Yurt camping faciliies, which are a more
comfortable form of camping wilhin @ permanent structure,
can be leased out for revenue while offering visitors a unique
camping experience in the Green Bay area.

{n the center of the Isiand between the two high points, large
flexible lawn spaces set the stage for a range of activilies
including large music events or smaller gatherings such as a
family picnic.

As visitors make their way lo the norih end of the Island, they
can enjoy mora passive activities such as fishing al a pier or
stone overlook, or taking in expansive views of the Bay.
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Figure 4-4. Programming averlay
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Figure 4-5. Summer Scene: Boardwalk / Marina / Retail / Concession
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Figure 4-8. Winter Scene: Boardwalk / Manna / Relail / Concession
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Getting to the |sland

Renard Istand visilors can access the Island in a variety of
ways. An approximately 300 space parking lot is nestied
between the concessions and retad buildings and gently
sloping Istand iopography. Visitors can drive their cars aver

the enhanced causeway and find a shady spot in the tree-lined
parking lol. $iormwaler planters treat runoff from the parking lot
before it enters the Bay. In addition to functioning as a parking
lot, this paved space can also act as a staging zone for larger
gvents or a pull-oft area for food trucks.

Tying info the Bay Beach Amusement Park advenlure theme,
users can also access the Island via zip-line and waler tax:.
These types of access will provide a source of revenue whie
offering a unique experience and transforming the Island into 3
destination for Green Bay wisitors.

One polential idea that is shown is a temporary or movable
connection io the Bay Beach Amusement Park on the east side
of the island. The design team fe!t it was important to have a
pedestrian connection at this location due lo the proximity of
Bay Beach and the desire for patrons and visitors to connect

to Renard Istand and vice versa withoul using a boat of the
possible zip-line. However, a permanent bridge at this location
could limit the development of the marina far taller boats such
as sallboats. This 's something that should be taken info
consideration during the next phase of design in concert with
the marina developer. The movable pedestrian bridge could
be a draw bridge or a swing bridge or one that can be operated
via a pulley system (all of which could provide a fun and unique
crossing experience on its own}. Admission could be charged
for Ihe bridge. and it cou'd be seasonally operated.
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Figure 4-7. Access to the island
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Padestrion Circulation

Once on the island, pedestrians can choose from a vanety of
paved trails, boardwalks and more rustic overlooks. Pedestrians
and bicyclists can use the primary 10" wide tradis 1o loop around
the Island, or the secondary 8' wide trails which direct visitors
over landforms and fo destinations including an interprelive
overlook and yurt camping areas. In the winter, the trals wil
also function as cross-country skiing paths andfor snowmobile
routes.

Piers and boardwalks cn the mainland and island edge offer
different lactile sensations and a journey along the waler’s edge
with areas for pedestrians to stop, sit and enjoy views of the
City and/or oul onto the Bay.

Rustic & wide paths in natural areas connect visitors with
hatitat and wildlite on the island.

Low levels of lighting would be provided on select paths and
along the parking lot and marina promenade for safety and

Io encuurage visitors after dark. However, one of the greal
benefits of Renard Island is thal it is removed from the glow of
the City lighls and is a great place for stargazing, so ighting on
most of the isfand should be minimal or none.

See the section on “Structures/Facilities” for a description
of the movable bridge concepl on the east end of the island
connecting o Bay Beach
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Figure 4-8. Pedastrian circulation on ihe island
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Figura 4-10. Rendening of the polential iuture boardwalk / wetland habilal on the mainfand, loolung across the k
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Edges

Along the perimater of the Island, a variety of edges including
stepped stone, stone revetment, cobble and sand beaches and
sheetpile bulkheads create a variety of aesthetic experiences
and offer the oppartunity for visitors 1o interact with water in
select areas.

The beaches proposed for Renard Island are not meant to
compete with the proposed swimming beach at Bay Beach
Amusement Park, The eastem baach is intended as a boat and
dog beach, and a coarse sand would be appropriate for these
uses. The western beach cells are intended as a cobble beach
for habitat. Coarse sand and cobble can hold steeper slopes
than fine sand, which will minimize the amount of fill required
This will reduce the project cost as the sand and cobible will
need to be imported, as well as minimize the amount of lake
bed fill from a regulatory standpoint.

Stepped stone revetments are shown in select areas to allow
visitors to gel closer 1o the water, fish, or pull up a small boat
such as a kayak. They ate proposed to be made of natural
stone with some variability for a softer feel, but concrele could
also be used as an alternative (patential for cracking is higher
on the guter part of the island with ice and wave forces). The
stepped stones could be set adjacent Lo the sheetpile wall thal
exists around the perimeter of the island.

Varbeal pdga shéalndo ' Agquate wetind

L
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Figure 4-11. Edge condilions
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Vegetation

The vegatation throughaut Renard Island ranges from native
habital to manicured lawn areas. On the mainland just wesl of
the Istand, aquatic wetland habitat improvements are plannad
on property owned by the nasghbaring McDaonalds. In order to
connect lo these future improvements, the master plan shows
aguatic habitat on the mainland across from the marina as well
as along the westem edge of the 1siand. In addition to providing
habilal for wildife, these aquatic wetland areas allow visitors lo
inleract with the natural vegetation sumgunding the boardwalks
and rustic paths, and closely observe natural habilat as they
enjoy the |sland experience,

Native prairie and woocded savannas also provide habitat for
wildlife and native ecosystems for trail users {0 Jeam aboul
through interpretive elements such as signage. In contrast,
flexible turf lawn areas can be used for larger gatherings such
as music events or sparts games.

Along the proposed parking lat, a vegelative bigswale is
proposed that would collect, filter, and convey stormwater runoff
from the parking lof. This can be designed in such a way as o
no! disturb the cap, or 1o floal over the cap with a liner below il.
This is a good oppartunity for interpretive signagefeducation of
wisitors, for a display of stewardship, and to mitigate the impacts
of the development on water qualily. In addition, grant funding
could be available for such a feature,

49 BROWN COUNTY PORT 6 RESDURCE RECOVERY

= EER L EN T
WETLAN DS

DI pElonlic
I ATER. SuALy

Figure 4-12. Saction ifustraling how a slormwater 8MPs might ba incorporaled balween the promenade and parkng




Figure 4-13. Vegstative communities overlay
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Strectures / Facilities

Pending regulatory review and constructability issues, the
structures and facilities envisioned for Renard Island are
intended to complemenl other activities and provide shelter
from the elements including wind, sun and precipitation.

Overioghs and seasonal shelters can be used dunng the spring.

fall and summer months as gathering areas for smaller events
or a spol lo rest and enjoy the views.

The refal and concessions buildings are intended to be used
all year round, providing shade from the sun in the summer and
escape from the cold during the winter months
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A Place to Explore

Wilhin the overaltframework of Renard Island are a varigly of
places 1o explore. For those looking for more aclive recreational
activiies, visilors can use the marina and programmable water
space, boating and dog beach, event areas, yurt camping, and
adventure fiex features including a 2ip-line.

The Island also offers a series of more passive activities
including fishing piers, seating areas with views out onto the
Bay and picnic flex spaces for smaller events,

These places also provide a framework for winler activilies. The
programmable water space can host ice boating, fishing and/
or skating. The landforms and trails can be used for sledding,
snow-shoeing, cross-couniry skiing andfor snowmobile routes.
Visitors will then have the opportunity to warm up in the retail
and concessions buildings located along the marina etige.
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5.0 ECONOMIC FEASIBILITY ANALYSIS

The fundamental imptementation sirateqy behind the Renard
Island Masler Plan is the recognition that all of the elements
proposed by the community have significant price tags
atlached, and therefore a financially viable funding strategy

is required. The funding stralegies proposed focus on three
prirary sources, which are described in detail later in this
report. The firs! strategy is io leverage new assets such as
the proposed marina and concessionsfrentals, and polentially
mixed-use retail products to generate revenues necessary

to fund their development and addilional amenities where
possible. The secand strateqy is to work with Federat, State,
and Local sources 1o identify grant funding oppartunities lo
help with canstruction. The Ihird strategy is to leverage public-
private partnerships lo guide private investment in ways
acceplable o the community that also generate sufficient
revenues o help fund long term improvements and operations.
This strategy could most easily be implemented on adjacenl
landside properties 1o generate tax revenues thal can be
feveraged to fund new infrastructure and amenities, with the
possibility of some development on or adjacenl to the island if
supported by the community

These strategies were reviewed with the community and
focusing on them as prioritized above was the desired general
consensus of the participants of the community engagement
process. During the community engagement process, the
community identified the plan elements proposed, which

are described in Section 4. The preferred primary source of
project funding was to begin with leveraging af revenues from
operational efements such as ground leases and concessions.
The next funding priarity is lo leverage all possible grant
sources, which could potentially provide millions of dollars in
funding for public infrastructure. The final funding opportunity
is {0 leverage private development to generate revenues

from ground leases and utilizing long-term financing based

on the laxable values created by new development through
Tax Increment Financing or siméar strategies o caplure tax
revenues. The planning team conservatively estimales that
these revenues, shared through intergovernmental agreements,
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will be sufficient to construct and aperate the basic facilities
proposed in the master plan, and depending on the extent of
development on adfacent landside areas and potenlially an

or adjacent {o the island, it may be possible to fund additional
community improvements through the revenue sharing from the
taxable values created.

The final consensus plan for Renard Istand is the result

of extensive community engagemenl and is a patentially
financially viable vision that achieves a balance of uses that

will significantly enhance public access (o the Green Bay
waterfront, Achieving this vision will require active support

and participation from the community, private investors, and
infergovernmental partnerships between Brown County. the
City of Green Bay, the State of Wisconsin, and Jederal agencies
such as USFWS.

5.1 REVENUE GENERATING OPPORTUNITIES

The financial basis for the Renard Isiand Master Plan is the
generalion of direct revenues on site through concessions
tentals, and ground leases to Brown Counly, as well as
potential revenues from a new Brown County tax on any
development on the island which would replicate the City of
Green Bay lax rates or a Payment In Lieu Of Taxes (PILOT)
paymenl. Separale from these sources which would provide
revenug directly to Brown County, an intergovemmental
agreement with the City of Green Bay could potentially

provide indirect tax revenues to both Brown County and the
City of Green Bay that are shared and directed towards the
imptementation of impravements on the waterron!. Thisis
achieved through public-private partnerships that generate
sufficient revenues to encourage the private seclor to engage
in a partnership with Brown County to construct revenue
generaling projecs directly, and the generation of tax
revenues to be directed towards the construction of non-
revenue generating infrastructure. For example, the marina s
expecled to generale sufficient revenues to cover the cosl of its
construction and long-term maintenance and operalions, which




will be confirmed with a mare detailed market and financiat
feasiblily study completed by the developer during their due
diligence efforts. The proposed mixed-use commercial program
proposed adjacent to the island will require a public-private
partnership to fund some non-revenue generating elemenis
such as utdities, Since the revenue generated must be
sufficient to cover the cost of revenue generating infrastructure,
operational expenses, and a reasonable retum for the investor,
1o ensure private investment in the project, public investment in
the developmenl of infrastructure will be required o encourage
desirable development, which will benefit the public sector
through direct property or sales taxes and indirect economic
impacts such as job creatien and secondary spending impacts.

Since the tax revenues and indirect economit impacts are
generally much more significant than the initial direct impacts,
il makes sense for local govermments lo enter inlp public-
privale parinerships with private developers to make projects

a reality. The local govemment generally participales in the
parinership by providing land at low or no cost. and/or the
govemment covers some or all of the cost of non-revenue
generating infrastructure, such as utifities, dredging, structures,
roads, parking, etc. The privale sector constructs and operates
the revenue generating infrastructure, in this case the fipating
docks and ulilities and/or the mixed-use buildings. The
governmeni recovers its initial invesiment in the non-revenue
generaling infrastructure by collecting the property and sales
taxes generaled by the private sector and directs those
revenues to the repayment of the initial investment using a
mechanism such as a Tax Incrernent Financing (TIF) District.
Generally, the tax revenues collecied will far exceed the initial
investment gver time.

The public-privale partnership approach cutlined above can be
established between the private sector and local government
to incorporate specific terms and agreements suitable for each
developmen!. In the case of Renard Istand, Brown County and
the City of Green Bay will both gain significant benefits lrom the
implementation of the master plan, and we recammend thal the
City and County enter into an intergovernmental agreement fo

delermine the best way to share in and benefit fram the public-
privale partnerships to be established.

There are three types of revenue the following analysis will
consider, including direct, indirect, and secondary.

u Direct revenues are those revenues which are generated
an lhe island itself in the form of rental income from
concessignaires (boat slip rental, boatkayak rental, and
commercial space rental), or possibly revenues from
County-owned concessions on the island

u Indirecl revenues consist entirely of property and sales tax
revenues generaled on the island and/or adjacent upland
areas lor the purposes of this analysis.

™ Secandary revenues include the secondary economic
benefits generaled as a result of the direct revenues, For
example, each employee wha eams a salary working on
the island then leaves the isfand and spends thal salary
in shops and restaurants etsewhere in Green Bay. While
these impacts are very real and can be quantified, for
the purposes of this analysis, we will not include those
Secondary fevenues.

When determining the financial viability of the proposed
projects, we will treat the public and private seclors as
integrated partners, 50 comparing the total cost of all
construction with the tolal revenues generated (direct and
indirect) will determing if sufficient value is created to justify
the construction of the project. The precise breakdown of how
the separale entities share in the casts and revenues will be
determined on a case-by-case basis during the establishment
of the public private padnerships.
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5.2 DIRECT REVENUE GENERATION

As described abave. the firsl priority for direct revenues are
those revenues which are generated on the istand itself in the
form of concessionaire rental income (boat sip rental, boat!
kayak rental. and commercial space rental). as well as possible
County-owned concessions. The first element implemented
would be concessions, followed by the manna, and then finally
commercial space rental on the promenade

Renard Island Concessions Assessment

The recrealional activilies proposed in the Renard Is!and Master
Pfan offer the potential for private concessionaires andfor
County-owned concessions on the island. These concessions
could include small scale food and beverage operalions, such
as a snack shop or small café, which would suppoit extended
recreational use of the island by reducing the need for visitors
to bring lood with them. Additional concessions could include
a rental facility that couid offer rental of bicycles, rofferblades,
snow shoes, cross country skis, ice skates, fishing gear, and
paddle sports equipment such as kayaks, canoes, and/or stand
up paddieboards.

In general. concession aclivilies of this type are not recognized
as being overly profitable ventures, but some activities -
paddie sports rentals :n particular - do have the potential to
generate significant revenues. At minimum, they should be
sufficiently profitable to fund construction of the infrastructure
needed to operale, which could also incude and offsel the
cosi of some park elements such as restroom facilities. Some
concessians, such as food trucks and/or food carts, require no
special infrastructure beyond existing vehicular or pedesirian
circulation. Lease agreements with concession operators

of small facilities such as these are generally established on
sharing the cast of construction of initial :nfrastructure, with
rental payments determined as a percentage of gross revenue
basis. The rate charged for rent could vary from business lo
business, but would generally range between 5% and 15%.

While these small-scale concessions are important and create
real value and activity on the island, they will not likely genarate
sufficient revenue to consinuct significant portions of the master
plan program beyond the cost of the concession facility tself

and integral shared uses. The one exception to this estimate
could include paddle sporls rentals, which we believe could
generate 350,000 to $55,000 peryear in nel revenue. if the
rental concession were o average ten boats rented at four
hours per day over the course of a 100-day season (summer
weather only), at $20 per hour, they would generate $80,000
per year in gross revenues  Subtract approximately 35% for
operational expenses, and lhis could polentially fund $750,000
in construction over lime through a revenue bond at 3% interest
over 20 years. While mos! easily implemented as part of

the proposed marina, it could also be implemented enlirely
separately from the marna as a separate concession

Implementation Considerations

The implementation of the concession elements descrbed
above will not likely encounter any significant permitting 'ssues.
The most signiicant issue would be the construction of the
proposed small structures on Renard Island, which may be
challenging due to geotechnical conditions.

Renard lsland Marina Financiol Assessment

The financia! success of 8 marina must consider revenue
The financial success of a marina mus! consider revenue
cash flow, construction costs, and operational expenses. The
following economic assessment is a static one-year analysis
at stabilization {generally 3 to 5 years afier opening), and
assumes thal the developer will implement the following
assumptions:

Revenue / Cash Flow

Revenues included as parl of this income analysis are based
solely on seasonal and Iransien! rental rates, and boat/kayak
rentals. Revenues for service, boater services sales, winter
sterage, and other potential revenue sources are excluded.

Proposed Rate Siructure

Based on our analysis of the regional market, we believe the
rates should match or exceed these charged at the adjacen!
South Bay Marina, as follows:



w 30° = $61/1F, or $1,830 per year
w 3§ = $60/f..or $2,100 per year
u 40’ = S67AF, or $2,680 per year
= 50'= $7911, or 33,950 per year
a Transient Daily Rales = $1.50/f

Depending on the final public private parinership, it may make
sense to require the aperator of Renard Island Marina to
increasae their rates 1o at least 3 to 5% above nearby privately
operated marina faciliies to avoid the reasonable concern that
Renard Island Marina may benefit from partiat governmental
subsidy and therefore may be perceived to have an unfair
compelitive advantage over naarby privately run facilities

Boal Renlals

The proposed boat rental program takes into consideration two
fundamenta! goals of the marina program. One is to expand
access to the water lo residents and visitors al afl income
levels, and the second i% I¢ infroduce new potenlial owners fo
boating through an affordable rental program. Boat rentals can
be a significant source of revenue for marinas, and in soma
locations, boat rental income can exceed wet slip rental income.,
For this analysis, we have laken a vety conservative approach
and propose the fallowing:

a Fishing angd Small Powerboat Rentals: Average two boals
rented at four hours per day over the course of a 200 day
season {fishing encourages early and late season rentals), at
$70 per hour = $112,000 per year

» Kayaks and Stand Up Paddleboard Rentals. Average len
boals rented at four hours per day aver the course of a
100 day season {summer weather only), at $20 per hour =
$60,000 per year

We believe this rental opporiunity could potentially generate two
o three times the proposed revenue over lime, however we have
canservatively estimated a lotal revenue of $152,000 per year

Table 5-1. Renard Island Marina revenue and funding bond valug

Seasonail Seasonal

Rental Rate  Annual Slip  Numberof  CGccupancy Annual Gross

Slip Slze {per LF) Fee Slips Rate Revenue
li] $61 $1,830 40 85% $62,220
35 $60 $2,100 20 85% $35,700
40 $67 $2,680 45 B85% $102,510
50 $79 $3,950 24 85% $80,580
Seasonal Gross Revenue: $284,010

Translent Total Seasonal

Rental Rate Transient 100 Day Slip Occupancy Annual Gross

Slip Slze iper LF) Dockage (LF) Revenue Rate Revenue
Broadside §$1.50 4,815 $722,250 50% $361,125
Transient Gross Revenue: $361,125

Annual

Rental Operations Revenue
Boat Rentals $112,000
Kayak / SUP Rentals $80,000
Rental Gross Revenue: $192,000
Total Gross Revenue:; $834,135
Operational Expenses at 35%: $291,947
Annual Net Revenue: $542,188
Marina income Revenue Bond Funding Value: $8,150,000

Occupancy Construction Costs

We anticipate a conservative seasonal occupancy of 85% and
a fransient occupancy of 50% upon stabilization of the marina
for the purposes of this analysis. This compares well with the
performance of nearby facilities on seasonal pccupancy, and
the lack of existing dedicaled transient slips means the Renard
Iskand fransient stips will support a broad range of boalers who
curmently have little opportunity to visit the area,

Canstruclion costs for the marina include mobilization/
demolition, construction of docks, utlities, site work, and
contingency for marina specific elements only. The cost of
fandside elements, including the promenade, fil, and adjacent
structures is not included in the marina specific analysis.
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Operatiortal Costs

Operational expenses for marinas generally range between
30% and 45% of gross revenues. The range accounts for
differencas in services provided, labor and benefit costs, age
of facilities, maintenance requirements, and size of the facility
{size and services offered being the largest factors). The
specific operational elements typically covered in this category
include marina specific activilies for slip services, launch/haul-
oul, cleaning, maintenance, dock hands, small marina pools,
efc. Specific elemenls nol covered in this calegory include
expenses for restaurants, yachi clubs, and boat services such
as mechanical, painting, fiberglass, repairs, elc. Detailed
analyses of these elemenls are based directly on the revenues
generaled and will be delailed as the program of these
¢elements becomes better defined.

We anficipate that the operaling expenses for lhe combined
facilities shoukt be at the lower end of the range with the
efficiency of the marina size and layoul; however we are using
35% of gross revenues as a reasonably conservative factor, For
companson. operational expenses at similar marinas follow:

m Insurance: 2-3%

» Maintenance: 3 - 8% (varies widely with age of facility)
= Utilties: 5-7%

» Administration: 5-7%

a Taxes 2-4%

w Wages: 13-21%

Debt Funding Analysis

The slatic analysis identifies anticipated net revenues after
operational expenses. For the purposes of determining if the
project is financially viable, we estimate the amount of funding
that could be supported by the net revenue if financed through
a revenue bond at 3% over a 20 year period. The lifespan of
the proposed marina infrastructure is 25 10 35 years, so again
the 20 year period is conservalive and appropriate.

Grant Funding Considerations

USFWS Boating Infrastructure Grant Funding is available

for transient faciities in amounts up to $1.5 million, so the
anticipated revenues outlined below could provide sufficient
matching funds lo achieve maximum points for thal award
criteria. This is important, because the sconng criteria used

in the determination of award of USFWS BIG granis places

an emphasis on non-federal matching doliars. We befieve

this project is a good candidate for this program. While we
believe grant funding for this project is likely, no grant funding is
considered in the final anafysis.

Renzrd Island Marina Financial Assessment

Renard [stand Marina as described has an estimated cost of
$5,100,000 if constructed in full and generates sufficient revenue
lo support approximately $8,150,000 in revenue bond funding al
3% over 20 years. This revenue is sufficient to cover the fotal
anlicipated construction costs without any additional oulside
funding or grant support, as well as approximately $3,000.000 in
addilional infrasiructure elsewhere on Renard Island.

Implementation Considerations

The implementation of the marina as proposed will require
completion of the Joint Permit Application Process to Wisconsin
DNR and USACE. Construction of the marina itself lies
essentially entirely within the existing WONR Lakebed Grani

to Brown County, and we befieve the likelihood of success in
achieving successful completion of the permitting process is
very high, particularly if the finat implementation plan includes
the marina only and no additional fill areas adjacent to the
isfand.

Permil requests for dredging of the manna basin wil likely
be approved, however the most cost-effeclive disposal

of the dredge spoils and is the use of those malerials for
the consiruction of ather major Renard Isiand master pltan
elements, including the proposed commercial edge habitat
areas, and landforms on the island wil receive additional
scrutiny from the permilting agencies, Placing dredged
malerials on land is easier to permil, assuming the spoils
are not conlaminated. Placing the dredged materials in the



waler as fill to construct the proposed habilat areas and/

or the commercial edge may be allowed, but the permitting
process will be moreTnvelved and challenging. Water quafity
is a significant concemn of Wisconsin DNR, and all elements
proposed below the Ordinary High Water Mark (OHWM). such
as fill, changes fo the causeway, marina conslruction, efc, will
require detailed review. A broader regional hydrodynamic!
sediment transport analysis of polential impacts on waler
quality, sedimentation, and prevention of stagnalion considenng
all proposed improvements 1o the area between the mouth of
the river and UW-Green Bay is recommended

Renard lsland Mixed-Use Commerciol Development

Relail / Restaurant Marke! Assessment

The market assessment indicales an overall regional under
supply of nearly $39 million annually in restaurants, and nearly
$4.5 million annually in bars that serve alcohol, while supply of
specially food services currently exceeds demand. Therefore
there is unmet demand in the local market for additional high
quality bars and restaurants, We believe the unique setting
propased, along with the density of development, craate a
viable setting lor a new walerfroni restaurant district.

The financial success of a mixed-use developmenl project
must consider revenue, construclion costs, and operational
sxpenses. The following economic assessmend is a static one-
year analysis at stabilization {genarally 3-5 years after opening),
and assumes that the developer will implement the following
assumptions:

Revenue / Cash Flow

Revenues included as part of Lhis income analysis are based
solely on renlal of commercial spaces for shops, restauranls,
and bars.

Proposed Rale Structure

Based on our analysis of the regional market, we believa the
rates should be as follows:

n Ground Floor Commercial Rental at $15/sf per year

Table §-2. Renard Island commaercial leasing potential

Yearly Gross

Rental Income Quantity/SF Rent Revenue
Ground Floar Retail 38,500 $15 $577,500
Second Floor Retait/Restaurant 38,500 $12.50 $481,250
YRoofdeck {Summer Only) 15,000 %4 $60,000
Gross Income: $1,118,750|
Operating Expenses @10%: $111,875
Net Lease Revenue/Year: $1,006,875
Rental Income Revenue Band Funding Value: $15.SO0,000|

w Upper Floor Restaurani (Commercial Rentat at $12 50/sf per
year
u Rooftap Commercial Rental at 34/sf per year (equates to

26% of Ground Floor Renlal Rate due to summer seasonal
usa only}

The unique location and improved views of Green Bay and Renard
lsland, plus the adjacency o the new Renard Island Marina and
new walerfront district justify the reasonably conservative rates
prapased.

Consiruction Costs

Construction costs for these structures is estimated at $100/sf
tor the “while box” commercial rental $paces, which atiows for a
Tenant Improvement budget of $100+/sf for the renter

Cperational Costs

Operational expenses for a commercially leased property like
the one proposed are estimated at 16% of gross income.

Debt Funding Analysis

The static analysis will identify anlicipated net revenues after
operational expenses. For the purposes of determining if the
project is financially viable, we estimate the amount of funding

fhat could be supported by the net revenue if financed Hhrough
a revenue bond ai 3% over a 20 year period.

Grant Funding Considerations

Projects such as the one proposed are generally constructed
Projects such as the one proposed are generally constructed
with shared infrastructure for adjacent public uses, such as
parking and utilities. Grant funding for economic developmen!
projects is generally available for high quality public private
partnership projects such as that described herein.

While we believe grant funding for this project is likely, no grani
funding is considered in the final analysis.

Ranard Island Development Financial Assessment

The Renard Isiand Development as described herein has

an estimated cost of $16,574,000 if constructed in full and
generates sufficient rental revenue fo supporl approximately
$15,500,000 in revenua bond funding al 3% over 20 years
As this revenue is not sufficient to cover the lolal anticipated
consiruclion costs without any addilional outside funding, it
will require public participation in the non-fevenue generaling
infrastructure costs such as utilities of construction of the
promenade edge to encourage the privale sector lo take on the
risk of construction the project. As will be noted in the section
on indirect revenues, the proposed commercial development
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would generate sufficient tax revenues to support over
$9,700,000 in revenue bond funding, making this a very goad
oppoidimily for a public-privale partnership,

implementation Consideralions

The implementation of the commercial edge with fill as
proposed will require completion of the Joint Permit Application
Procass io Wisconsin DNR and USACE lo allow the use

of dredge spoils as il below the QHWM of Green Bay, If
permission for the proposed fll is denied, then two options
could be considered, First, the structures could be moved onto
Renard Island itself, assuming geolechnical considerations can
be addressed. Second, the propesed commercial edge could
be potentially be constructed on a deck structure / platform aver
the water rather than on fill materials.

5.3 INDIRECT TAX REVENUE GENERATION

Al of the development models described herein generate
significant property and/or sales tax revenues. The average
property tax in Green Bay is 1.931%, and the Green Bay/Brown
Counly combined sales {ax is 5.5%. These revenues can be
leveraged to encourage or accelerale high qualily development
that provides broad community benefits.

Tox Increment Financing

One of the mosi effective ways o leverage the tax revenues
generated by the proposed development is lo ufilize Tax
Increment Financing (TIF), whereby the increase in taxable
revenues over the existing taxable vafue (the ‘increment’) is
used lo direclly fund impravements, or service a longer lerm
revenue bond for tha improvements that generated the increase
in taxable value.

For example, since the existing property is owned by Brown
County, the taxable value of the site is zero, as government-
owned properties are not taxed. Once the marina and mixed-
use development is conslructed, all of the taxable value created
would become the “increment”. The increment could fund a
revenue bond, which is one way municipalities borrow money

63 BROWN COUNTY PORT & RESOURCE RECOVERY

Table 5-3. Renard island combined tax revenue band funding value (without residentiaf)

Tax Generation Value Tax Rate Revenue
Yearly Marina Tax Revenue 6834,135 3.000% $25,024
Yearly Rental Property Tax Revenue $9,200,000 1931% $177,652
Sales Tax Revenue on Commercial 58,075,000 5.500% $444,125
$646,801
Combined Tax Revenue Bond Funding Value: 59,700,000|

Revenue bonds are essentially like a morigage, and paid off
over a period of twenly or thirty years, with current interest rates
ranging from 2%-3%.

Potential Tox Revenues - Commerciol Leaging Model

The property lax rate for Green Bay/Brown County is 1.931%,
which is applied to the sales cost of for-sale units, and the
construction cost of the rental units la the developer responsible
for payment of the taxes. Sales tax generated by the
commercial businesses is 5.5% of gross revenues for the City
of Green Bay and Brown Caunty combined. For the purposes
of this analysis, we anticipale a conservative gross ravenue

of $100sffyear for lower floor units, and 325sifyear for rooftop
units o account for the shorter season. Yearly tax revenues on
tha marina ate proposed at 3% of gross revenues.

54 SUMMARY OF DIRECT AND INDIRECT
REVENUE GENERATION POTENTIAL

When combined, the total value of direct revenues generaled
on Renard Island by marina revenues, rental of commercial
space, and revenue bond funding supported by TIF capture of
tax revenues amounts o a total of $25.200,000, compared to
an estimated construction cost of $21,674,000. This suggests
a capacity of approximatety $3,526 000 that could be used to
encourage high quality development and/or provide furding for
construction of additional amenities on Renard Island.

This excludes all revenues generated outside of the Renard
Island project, such as mixed-use and development on
adjacent upland areas. With 45 acres of privately-owned land
in adjacent upland areas that could polentially be converled to
mixed-use commerciatiresidential projects, the indirect revenue
generation potential to suppor the implementation of the
Renard Istand master plan could easily bg three to five times
the revenues generated on Renard Island ilself aver time.

55 INDIVIDUAL PROGRAM ASSESSMENT /
ECONOMIC SUMMARY EVALUATION

Non-Revenue Generating Park Amenities

The primary role of the non-revenue generating park aclivities.
including trails, play areas, observation tower, decks, overlooks,
and natural open spaces, efc in the economic analysis of

the project is o establish a level of quality of program that
benefits the community and attracts a wide range of visilors
and residents. While somewhat intangible, the value generated
15 very real, even though the value is captured through other
program elements, including:

w Creating an attraction on the waterfront that fransforms
what is now perceived as a contaminated waste site into a
walerfront destination

w The valug of that destination increases the vatue of adjacent
properties both on the island and in nearby areas, greatly
enhancing the market viability of the transformation of



existing warehousellight industrial activities inle Green Bay's
most vibranl waterfront neighborhood

m The presence of park activities and public access make
the proposed marina a viable operation and therefore an
ecanomic calalyst

» The improvement of the island makes the propased mixed-
use commercial residential area the masl unigue waterfront
district in all of Green Bay, driving value craation based on
adjacent amenities and unparalleled views up Green Bay

[ summary, without the proposed recreational improvements to
Renard Island, the feasibility of all of ather elements are greatly
diminished.

Morina

The proposed marina is financially viable and will be both

a destination altracting visitors and a recreational amenity

that contributes to the increased value of the surrounding
neighborhoods similar to the non-revenue generaling park
amenities summarized above  The marina could potentially be
constructed in phases to better respond to market absorption
rates, and is kkely viable even in smalter phases, although
operational expenses would consume a larger portion of gross
revenues due o the relatively less efficient operation of smaller
facilities. While the marina is compatible and complementary
with the proposed adjacent mixed-use development, it is

not erilical to the viability of the marina that the adjacent
develapment be constructed.

A comprehensive marina market analysis should be performed
lo refine the concept master plan, confirm slip sizes, rales, and
required services.

Mixed-Use Commercial

The propased mixed-use commercial is potentially financially
viable with significant participation through a public-privale
pattnership o atiract the desired level of quality of development
in a timely manner. As descrbed above the direct and indirect
economic benefils to the City and County justify such a
partnership, and the benefits will offset significani portions of

the Renard Istand non-revenug generating improvements and
long-term operations.

A comprehensive market analysis shouid be performed fo
refine the concepl master plan, confirm product mix. prcing,
&, foliowed by either issuance of a development RFP

or preparation of a form based code documenl to clarify
communily intent and encourage developmenl be resolving
polential entittement concems. Discussion with Wisconsin DNR
and other refevani agencies io address potential permitling
cancerns should be a part of the final faasibsity sludy, and
consideralion should be given lo shifting the proposed
development onlo the istand itself if permitting obstacles prove
too complex to overcome. The feasibilly study team should
engage with an engineer to determine the best approach to
construction on the island and acturately estimate cosls

Uplord Development

The potential for ongoing mixed-use development on adiacent
upland light industrial praperties that would be similar lo that
proposed on {he island is the largesi polential source of tax
revenue generation created as a result of this plan, The
improvement of Renard Island is the key to Iransiorming what
is currently a light industrial area into a vibrant mixed-use
walerlront neighborhood that atiracts residents and families

of all ages and a wide range of incomes 1o Green Bay's
walerfront, With as much as 45 acres potenlially available for
transformation from light indusirialiwarehouse uses to a mixed-
use urban waterfront neighbothood, the tax revenues generated
on the adjacent properties could be five limes that generated on
Renard Island, if nol significantly more, depending on density.

Cultural Fecilities

Potential development of community cultural facilities on lands
adjacent lo Renard Istand would serve in a similar capacity

as the non-revenue generating recrealional park activities
described above. Most such facilites are non-profil and tax
exempt, bul they can serve as neighborhood anchors and attract
a large poputation of both local residents and visitors. The
presence of such faclities, if of high quality and compatible with
surrunding uses, such as a children’s museum, would be a
significant addition to the altractions propased on Renard Island,
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6.0 IMPLEMENTATION

6.1 PLANNING LEVEL COST OPINION

The project team has prepared a planning-level cost opinian for
infrastructure and non-development portions of the preferred
master plan, which is presented in Table 6-1. The estimate is
based on a range of work calegories such as the causeway
upgrades, irails/paths, shorefine edge improvements, fishing
piers, baaler beach, parking, wetfand restoration and plantings
open program space, bay beach bridge, the iconic lower
interpretative cenler (West Qverook), and the active play and
picnic area (East Overlook). The estimate represents a fair
assessmeni of the probable construction cost of the envisioned
improvements based on the master planning level. The items
are broken into general categories of work, Note that Ihe Table
B-1 figures do not include the private development porlions

of the marina including the matina dockage (or utilities on

the docks) or commarcial/supporl buildings bul does include
the sheeipile bulkhead wall, dredging and i, parking fot and
promenade, and upland ulilities to serve the marina.

Tabla 6-1. Planning fevel cast opinion (non-privaie
devalopment)

Ham Subtotal
Causaway B35,000
Icon Tower 3,455,000
Edge hivsgHaning on SW £30,000
Edge toliening mainlang snare B84,500
B ta Bay Beach 5 1772000
Boat Beach 5 7E0.000
Active Fun Lookout 1.750.000
Trily/Pathanandforms 1,087,500
Restoralion piantings 36.000
Fishing Piars 170.000
[Events 0 Areas 48,000
[Mariria Support {parking 1of. bulkhead wal. eic.) §  4,830.000
Subtotal 17.396.000
Contingency (30%) 5.218.800
Desxn, Eng: g & Permitimg 125%) 5.65.700
Total $ 28,268,500
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Appropriate conkingency amounts have baen assigned based
on lhe masler planning level of detail. Typical fees associated
with design/permitting and construction management for this
lype of project have also been included,

This estimate can be used for the basis of discussions maoving
forward {o establish an understanding of the magnitude of
costs polentialy invalved 1o accompiish this type of project, The
assigned values are in current doflars. Further refinement, in
greater delail, can be established as indvidual elements of the
project are vetted through future design efforis. Furthermore,
the identified doliar values can be used lfor budgetary ptanning
and for discussions regarding potential funding for the project
from various stakeholders and agencies.

6.2 FUNDING STRATEGIES

As oullined above, the primary funding strategies proposed
focus on three primary sources, The first strategy 15 to leverage
proposed operational assets such as the new marina and shops
to generate revenues necessary to fund their development and
aperation, as well as adjacent public amenities. The second
strategy is 1o work with Federal, Stale, and Local sources to
idenlify grant funding epportunities to help with construction.
The third slralegy Is lo leverage public-privale partnerships to
guide private investment in ways acceptable to the community
thal also generate sufficient revenues to help fund long term
improvements and operalions.

Operotional Revenues

The primary sources of direct revenue lo Brown County include
long term leases and increased revenues from taxes generaled
by development activities on the istand and increased visitation
and econamic activity across Brown County generated by
Renard Island as a regional destination. As described above,
the proposed development companents are financially viable
presuming they are completed as part of a public-private
partnership, and the cost of operating the faciities is included in
those caleulations.

Gront Funding / Public Partnerships

There are many Siate and Federal grant programs that could
potentially contribute to funding portions of the Consensus
Master Plan through Public Partnerships. A matrix of grani
opportunities in Wisconsin is included in the appendix, Al

the Federal level, the US Fish and Wildlife Service offers the
Boating Infrastructure Granl Program, which is intended to
expand fransient boating infrastructure for transient vessels 26°
and ionger. They offer grants up 1o $1.5 million, which could be
used to fund the consiruclion of the new marina. We believe
the proposed project is a very good candidate for this program.

Wisconsin Coastal Management Program

Tha Wisconsin Departiment of Administration (DOA) administers
the Wisconsin Coaslal Management Grant program, which
offers funding to municipalities and non-profit organizations

for planning and implementation of projects within the Lake
Michigan watershed which meet Ihe grani program criteria, This
includes projects which provide wetland and habitat protection/
restaration, nonpoint source pollution control, coastal resource
and community planning, Great Lakes educalion, public access,
andfor historie preservation,

Natural Resources Damage Assessment (NRDA)

The Natural Resources Damage Assessment (NRDA) program
supparts construction projects thal reslore and expand habitat
lost due to environmental degradation caused by polluters, The
NRDA funding comes from seltiements with the polluters, and
there are a number of ongoing NRDA projects in Green Bay,
ingluding the Rock Reef Restoration project immediately to the
west of Renard Island, It is possible that new or existing NRDA
projects could help fund the construction of portions of the
hatitat creation projecls proposed in the Renard Istand Masler
Plan.



Economic Development Grants

Al the State of Wisconsin level, there are a number of programs
that may be complementary o the goals of the Master Pian.
These include granls from agencies such as Wisconsin DNR
‘Wisconsin DOT, and Wisconsin Economic Development
Corporation (WEDC). WDNR offers a range of grant programs
both through the State alone and in partnerstip with Federal
agencies such as USFWS. Grants for projects thal include
water quality and ecosysiem restoration, stewardship.

spor fishing, transient boating, and corservation should be
cansidered.

WEDC provides funds through its Community Devefopment
Investment Program, which benefils projects associated with
mixed use components similar to what is proposed in the
Consensus Plan,

While generally at the very end of the list, it is also possibie to
fund dredging or other improvements through general funds,
faxes, of special assessment districts. We do not recommend
special assessmenl districts related lo docks or boaters, as they
are very difficult to collect andfor enforce. and they reinforce the
misconception thal navigable water depths only benefil boaters,
where the lruth is that the long term econemic wviability of the
entire community is greally enhanced by the presence of an
active recreational harbor.

Finally, many communities beneft from significant private
and corporate philanthropy, and most communities are happy
{0 recognize donars for their conlributions through naming
of public facilities in honor of donors. Chaltenge grants can
engage donors at all levels, down fo individual donation

of trees, benches, or bricks, and philanthropic donations
communicaie solid public support for projects that can help
secure additional grant funding. Local corporations shoutd
recognize the value of the proposed improvemenis on the
recruitment and retention of employees and support projects
that benefil the whole community.

Public Private Partnerships

Public-Private Partnerships between local municipalities

and private entities have become one of the most effective
funding strategies to achieve shared objectives, and we highly
recommend thal the Counly lead the waterront development
process. One of the most effective ways to leverage this
approach in Green Bay is lo ufilize Tax Increment Financing
{TIF), whereby the increase in laxable revenues over the
existing taxable value {the “increment’) is used to directly fund
improvements, or service a longer term revenue bond for the
improvements that generated the increase in faxable value

For example, the taxabie vaiue of the boltomiands of the area
south of Renard Island is zero, and the new tax revenues

could be directed lowards construction of infrastructure and
amenities on the island. The development of a new marina
andior the mixed-use retal will generate new taxable value that
would become the “increment’. The increment could fund a
revenue bond, which is one way municipaliies borrow monay
Revenue bonds are essentially like a mortgage, and paid off
aver a period of lwenty or thirty years, with current interesi rales
ranging from 2% 1o 4%, which is very low.

The example used in the planning process to suggest the
value of an individual unit on adjacent uplands was based on a
taxable value of $250,000. At 1.9% properly tax rate, the yearly
taxes would be $4,750. $4,750 would fund roughiy 372,000 in
public improvements over 20 years at 3%, so 10 units would
fund $720,000 in public improvements, 100 units $7.2 million,
and 50 on,
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6.3 CONSENSUS MASTER PLAN
DEVELOPMENT SEQUENCE

As wilh all major projects of this scale, it is critical to implement
arange of "early wins” lo generate a sense of inevitabdity in the
successful implementation of the plan. Since the value of the
Renard Island sile as a vatue generating ameny is crifical to
the success of the proposed private development, the private
sector will need assurances thal the proposed improvements
will be constructed or underway in order for them to invest in
the proposed private development projects. While the park
improvements need not be entrely complete, there must be a
high level of confidence thal they will be if a successful public
private partnership is io be implemented.

The recommended sequence for private development would be
market based, and would start with the dredging of the marina
in order to construct the proposed new land for habitat areas,
recreational programming, and commerc:al lease development
along the south side of Renard Isiand. This initfal phase of
development would occur simultanegusly with the inilial phases
of habilat and recreation improvements on Renard Island
While final phasing will be based on ihe results of the detailed
market feasibilily analysis to be completed by the developer, we
anticipate that the initial phase would include 30,000 to 40,000
square feet total of ground fioor mixed-use with restaurant uses
on upper Roors. Development would continue in phases based
on market demand.

Urility Stroteqy

Utility infrastructure on the istand will be required for the build
oul of the master plan including electric, gas water, sanitary
sewer, and communication lines. An underground utility
installation corridor will be designed as part of the causeway
improvement. A utility hub will likely be placed at the enlrance
to the istand that may includa an eleclrical service fransformer,
a sanitary lifi station, and other service access points. The
primary gaal for utiities will be to connect 1o service on the
mainland via the City of Green Bay. This wil kkely require an
intergovernmental agreement to establish Ihis service, Tha
secondary phan for utililies could include local water supply
tanks, local seplic holding tanks, and local propane gas service.

Alternalive renewable power sources will be considered in
particular for the features located beyond the perimeter of the
island. All utilities that extend beyond the island pefifeter
for service fo items like the interpretive overiook, the primitive
camping or the advenlure play area will need special
cansiderations to account for possible differential seltlement.

Overall Development Strategy

As described above, the communily supports a process
whereby private development is leveraged to fund community
mprovements, and the Consensus Master Plan recommends
the following stralegy to allow Brown County to lead the
process lo protect the authenlic character of the community
from inappropriate developmenl. The County would then build
on the process already completed through the creation of this
Consensus Master Plan, whereby the community has identified
areas where development is acceplable.

The next slep in the process would be the development of a
form based code for Renard Istand, which currently has no
zoning. Form Based Zoning is a different approach to land use
zoning that focuses on defining what type of development is
desired, where it is 1o be located, what uses are allowed, and
a range of requirements describing haw the buildings are fo
be constructed, including height, setbacks, materials, density,
and other characleristics deemed necessary to achieve the
community's goats. Whereas traditional zoning simply defines
allowable uses, densily, and setbacks, Form Based Zoning
clearly communicates what is desired and expected. Thisis a
critical ditference, and one that gives the County significantly
more influence over the end result.

The final step in the process is for the County to issue a
Development Request for Proposal (RFP) offering up certain
partions of the property for developmen of the marina and
commercial lease properties. Design Guidelines would

be included in the RFP as a conlrolling document, and we
recommend that parcels be offered for development in smaller
phases rather than as a single |arge phase. This gives the
County more control if the selected developer runs into
problems or performs poorly. The inclusion of the Design
Guidelines provides benefits to both the County and the



Developer and establishes expectations for the development.
For the County, there is a high degree of confidence that the
development will be delivered as the community expects. For
the Developer, they know that if they follow the requirements
of the Design Guidelines, their project is essentially approved
This means a significant sawings in design and entiflement
costs, as well as a meaningful saving of time during the
development phase. We recommend this approach as it can
truty provide a *win-win” outcome for both the community and
the deveioper.

6.4 IMPLEMENTATION PLAN / NEXT STEPS

Following adoption of this Consensus Master Plan, we
recommend the following actions be taken to begin
implementing the plan:

= Establish a viable marina operational strategy through the
existing or another operator.

® Work with the State of Wisconsin on;
u Permilting Considerations
» Functiona! Censiderations
= Botiomlands Permitting

a [dantify all viable grant epportunities and actively pursue
them

m Prepare Design Guidelines establishing the following
elements through a public process:

» Allgwable Development Areas
» Required Build-To Lines
= Allowable Uses - Restaurants, Marina Uses, elc
» Three Dimensional Allowable Building Envelopes
= Allowable Malerials

m Issue a Development RFP for an initial devetopment

= Release Development Parcels Individually Based on
Periormance in Previous Phases

» Hold Land To Encourage Betier Developers

= Consider Temparary Tax Incentive to Increase
Absorption Rale

6.5 PERMITTING CONSIDERATIONS

Permitting witl be a fundamental milestone in the
implementation of the Renard Isiand Master Plan. Inital

and ongoing conversations with the WONR are developing
strategies lo permit and implement the design. Permitting
activities will need lo address the confined disposal facility
aspect of the sile as well as the lakebed disturbance activities
and habitat restoration. All actions will need to demonstrate
continued isclation of any contaminated sediments from the
environment and people,

Approved Closure Plan

Conditional approval for the closure of the Renard Istand facility
was granted in 2008 by the WONR. The facility is reguialed
under such conditions and Chapters NR 500 to 538 Wisconsin
Administrative Code due lo its nature as a Confined Disposal
Facility (CDF). In accordance with the current WONR closure
plan appraval any and all changes from the approved features
will reguire a Plan Modification request and approval from
WONR in accordance with NR 500. However, many of the NR
500 code requirements are not applicable to COFs like Renard
Island. Therefore, discussions with WONR have included
possible permit modifications to bring the Renard Istand CDF
under the Low Hazard Exemption requirements of Wi stalues
289.4{8) and NR 500.08. This categorization will allow for
more fiexibility in end use development.

Closure Plan Modification

The approved 2008 closure plan for Renard Island indluded
use as a public recreational facility. Any change to the Closure
Plan grades or end-use development requires WDNR approval
prior to beginning work, via the submittal of a Plan Modification.
The plan to bring in fill material and place structures on the
island will require approval from WONR to demonstrate
continued isolation of the CDF materials disposed of at the site.

A geotechnical analysis wil be performed to assess stabilty
for structural developments. This will include investigation
into thé'existing COF cap and protective measures 1o ensure
preservation of the integrity of the cap. Construction of the
sile will require a Water Resources Application for Project
Permit (WRAPP} to oblain site storm waler permit coverage
during construction activities. This permil has its own set of
requirements and monitoring that will need to be followed to
prevent sediment or ather materials from entenng the bay of
Green Bay.

Legistatve Lakebed Grant

Alegistalive lakebed grant was established by the State of
Wisconsin to allow the formatian of Renard Island by the
USACE and transfer of awnership to Brown County during
post-closure. The |egisiative lakebed grant area is indicated
by the dashed line shown in the figure on page 5. This area
was approved for COF use, and additional filling is proposed
in this area for the Renard Island Master Plan. Since approvai
was already obtained for this area, it is anticipated that Brown
County will reactivate the legislative lakebed grant area via
the Chapler 30 permit process. The shoreling filing for the
establishment of the island edge improvements including
public water access, wetland habitat, and the pile wall for

the marina area development are all proposed within the
legislative lakebed grant limits. Chapter 30 of the Wisc. Adm
Code encompasses development within navigable waters
and harbors and DNR approval will be obtained to ensure all
structural development accommodates regulations.

Chapler 30

A Joint Chapter 30 parmit requires numerous reviews by a
number of different sectors within the WDNR. Prior 1o the

stari of dredging activities, an investigation of the sediments

in the propased dredge area will be conducted. Sampling and
anatysis will need to be performed as required by ch. NR 347
Wisc. Adm. Code. Sediment sampling results will delermine the
level of permitiing and addilional WDNR approvals are needed
to continue on with disposal and possible reuse of the dredge
sediments. Dredge materials could be used as fift on the island
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with the granting of a low hazard waste exemption, allowing the
material to be placed within the CDF. A gectechnical analysis
will be perfermed to assess appicabiilly of the sediments for fill
use and stabiity.

Wastewater generated by dredging aclivates could require a
permit for disposal under the Wisconsin Pollutant Oischarge
Elimination System pragram (WPDES), dependent on the initial
sediment investigation. The WDNR review will also include
investigation of possible Wisconsin Environmenital Policy Act
(WEPA) requirements at the site. An endangered species
review of the area is required, along with a histarical review

of the areas proposed fo be disturbed conducled by the Siate
Historical Preservation Officer (SHPQ).

Another factor in the Renard Island development is the
presence and possible disturbance of wetlands on the island
and surounding areas slaled for development. Any man made
atificial wellands that have developed on the island will likely
be exempt from wetland permitling. Any wellands that are
Iocated in the surrounding area of proposed development will
need to be delineated. Should these surmounding developments
alter any existing wetlands, a wetlands permit will be required,
along with associated fees.

Allernative Approaches to Development

If for some reason same glements of the plan can not ba
implemented as a result of the permitting pracess, altemative
slralegies are proposed. The use of dredge material as fil

for the marina development is one of the more innovative and
cost saving strategies considered in the plan. Alternatives

lo manage the dredge material generated by the marina
development include shipping the material to the Brown County
Bay Port Dredge Malerial Rehandling Facility. Additional
alternalives include moving the structures onta the edge of
Renard Island itsell and engineering suitable foundations o
avod negative impacts to the containment system. Another
option would be {3 construct the proposed structures on

piles. I the existing or potential alternatives outfined above
prove infeasible, then the proposed development should

be relocated to the upland landside areas along Bay Beach
Dnve. It filling the lake becomes infeasible for any reasan, the
marina promenade could either be constructed on land, or as a
cantilevered boardwalk system.
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